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STAFF REPORT 
HYLA CROSSING STORMWATER OUTFALL DISCHARGE 

Shoreline Variance Permit – SHO21-00010 

APPLICANT: Kristi Tripple, Vice President, Community Development, Rowley Properties   

STAFF CONTACT: Doug Yormick, Environmental Planner, 425-837-3083, dougy@issaquahwa.gov  

REQUEST:  The project proposes a new stormwater management facility and associated infrastructure, 
including stormwater pump station, pipeline, and nearshore outfall adjacent to Lake 
Sammamish. This facility is being built to handle existing stormwater and will not be 
associated with new stormwater impacts. 

 The proposed stormwater pipe alignment traverses an associated wetland to Lake 
Sammamish, a shoreline of the state, where an outfall is proposed to be located 10-feet 
from the ordinary high-water mark of Lake Sammamish.  

Upon completion, ownership of the facility will be conveyed to the City of Issaquah for long-
term management and maintenance after construction. 

PUBLIC NOTIFICATION: September 15, 2021: Notice of Application mailed to property owners within 
300-feet. 

 October 6, 2021: Notice of Neighborhood Environmental Meeting mailed to 
property owners within 300-feet, and posted on the City’s website and 
Active Project Map 

 October 19, 2021: Shoreline Public Meeting, Neighborhood Environmental 
Meeting  

BACKGROUND:  Hyla Crossing is a 60-acre collection of developed parcels located in the City of 
Issaquah (City). The City and Rowley Development entered into a Development Agreement 
(DA) for the Hyla Crossing properties in 2011 including a Hyla Crossing Master Drainage 
Plan (MDP).  

 The Hyla Crossing Pump Stormwater Discharge project proposes a new stormwater 
management facility and associated infrastructure, including stormwater pump station, 
pipeline, and nearshore outfall adjacent to Lake Sammamish (the “Project”). The DA and 
MDP outlined several items related to stormwater management. In lieu of detention, the 
Project will split stormwater flows between Tibbetts Creek and Lake Sammamish (the 
“Lake”). The City of Issaquah Drainage Manual and Ecology’s Western Washington Storm 
Water Manual have designated the Lake as a flow control exempt receiving water body. 
Meaning, the Lake has sufficient capacity to accept runoff from current and future 
development within its drainage basin. The designation allows for direct discharge of 
stormwater to the Lake. However, water quality standards are applicable to Lake discharge.  

 The DA considered traditional detention onsite with stormwater discharge to Tibbetts Creek. 
To achieve a similar hydraulic performance of the pump station, the detention vault would 
contain 558,000-cubic feet of storage. The excavation of the vault would be 20-feet to allow 
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gravity flow from upstream storm drainage. The site contains high ground water table which 
would create uplift pressure on the vault structure and will be unable to resist uplift pressure 
on the vault floor from ground water forces. Peat soils were also a factor not choosing 
traditional detention on site.  

 The basic Project elements were outlined in a threshold SEPA Determination SEP11-00005 
(Exhibit 9), dated March 14, 2012. The preferred alternative in 2012 was a submerged 
outfall on the lakebed of Lake.  

 In subsequent years additional analysis was collected to better map the Lake’s bathymetry 
where the outfall was proposed. This data disclosed the lakebed drop-off was more gradual 
than anticipated. It was determined the submerged outfall would need to be placed 200-feet 
offshore from Ordinary High-Water Mark (“OHWM”). 

 On February 27, 2019, a Joint Agency Pre-Application meeting was held to discuss outfall 
options. Included in the meeting were representatives from the City of Issaquah, US Army 
Corps of Engineers (USACOE), Washington Department of Ecology (Ecology), Washington 
Department of Fish and Wildlife (WDFW), and the Muckleshoot Indian Tribe (together, the 
“Agencies”). Several of the Agencies expressed concern about the invasive nature and high 
risk of causing impacts to Lake resources with a submerged outfall. The result of the 
meeting discarded the submerged alternative in favor of a near-shore outfall 10-feet from 
OHWM.  

Analysis SMP policies and regulations: 
1. The proposed Project falls within the jurisdiction of the Issaquah Shoreline Master Program 

(SMP) because it is located within 200 feet of the OHWM of the Lake. Developments within this 
area require a permit to review for consistency with the SMP. 
 

2. The Project is a Stormwater Utility, which is a permitted use in the Lake Sammamish Urban 
Conservancy Environmental Designation per SMP Table 1 Permitted Uses (pg. 39). See excerpt 
below.  
 

 

  
3. The Project does not meet the threshold for an exemption from a shoreline substantial 

development permit established in WAC 173-27-040. Therefore, a Shoreline Substantial 
Development Permit (SSDP) is required. 
 

4. A SSDP is authorized to be reviewed under the Administrative Review Process Level 2 review in 
accordance with Section 18.04.360. F. of the Issaquah Municipal Code (IMC). A SSDP permit 
was applied for on April 14, 2022.  
 

5. The SMP adopts as its Appendix A IMC 18.10.340 through 18.10.930 IMC, Critical Areas 
Regulations, Development Standards, and Administration. IMC 18.10.610.B.2 allows for 
stormwater facilities in the outer 25 percent of a standard wetland buffer without a variance. 

 



6. Chapter 1 of the SMP excludes from use with SMP applications the Variance provision in IMC 
18.10.430 and requires a Shoreline Variance according to the provisions of WAC 173-27 instead. 
SMP 1.5.5.a.8. A Shoreline Variance was applied for June 17, 2021 (Exhibit 1). 

 
7. Public notification was provided to residences with 300-feet of the proposed development per 

IMC 18.04.180 (Exhibit 2). 
 

8. Per IMC 18.10.410.F a neighborhood environmental meeting is required for all Level 2 permits, 
which require a critical area study. Notification of the meeting was provided to all residences 
within 300-feet of the proposed development and held October 19, 2021 (Exhibit 4). 

 
9. The following are applicable SMP regulations that apply to the application for a Shoreline 

Variance Permit along with the City’s findings for each: 

Shoreline Variance Analysis 
8.2.5 Shoreline Variance  
      1.   A development or use that does not comply with the bulk, dimensional and/or performance 

standards of this Program shall require a shoreline variance even if the development or use does 

not require a substantial development permit. 

      2.   A Shoreline Variance shall follow the provisions in this section and other applicable sections of 

the Shoreline Master Program. A Reasonable Use Variance under the Critical Areas Regulations 

IMC 18.10.430 shall not apply within shoreline jurisdiction. A variance shall require review, 

pursuant to IMC 18.04 Procedures. The Department of Ecology shall be the final approval 

authority under WAC 173- 27-200.  

 Staff Findings: Since the stormwater pipe and outfall are located wholly in an associated wetland, 

the project is subject to the shoreline variance criteria found in WAC 173-27 and the SMP.  

      3.   The purpose of a shoreline variance is to grant relief to specific bulk or dimensional requirements 

set forth in this Program where there are extraordinary or unique circumstances relating to the 

property such that the strict implementation of this Program would impose unnecessary hardships 

on the applicant/proponent or thwart the policies set forth in RCW 90.58.020. [WAC 173-27-170] 

 Staff Findings: The Project requires relief from IMC 18.10.610.B.2 to allow a stormwater facility in 

an associated wetland with an outfall to Lake Sammamish. The following are unique 

circumstances related to this property. The Lake is regarded as a receiving body for stormwater. 

The direct path from the Hyla crossing neighborhood to the Lake involves traversing through an 

associated wetland. 

 The pumpstation will decrease the untreated stormwater surface flow to Tibbetts Creek, which is 

on the 303(d) list for temperature, dissolved oxygen, and heavy metal pollutants. This will bring 

the neighborhood into compliance with the National Pollution Discharge Elimination System 

(NPDES).  

 The Hyla Crossing neighborhood has an active development agreement (DA) to redevelop the 

site as a mixed-use neighborhood. As redevelopment occurs, stormwater will be treated at the 

source to current standards, including enhanced water quality treatment  

 An unnecessary hardship would result from strict compliance with IMC 18.10.610.B.2. The 

Rowley’s have a development agreement with the City to redevelop the Hyla crossing 

neighborhood. The method of stormwater provided for the development was indicated in the Hyla 



Crossing and Rowley Center EIS, Planned Action Ordinance and DA for the site. Changes to the 

DA of this magnitude will constitute a breach of contract and/or make the City liable for monetary 

costs incurred for changes to stormwater infrastructure.   

     4.  Shoreline variance permits should be granted in circumstances where denial of the permit would 

result in a thwarting of the policy enumerated in RCW 90.58.020. In all instances extraordinary 

circumstances shall be shown and the public interest shall suffer no substantial detrimental effect. 

[WAC 173-27-170(1)]  

 Staff Findings: The Project provides reasonable and appropriate use of the shorelines of the state 

consistent with RCW 90.58.020. It enhances the public interest because currently, untreated 

stormwater from the Hyla Crossing neighborhood flows into Tibbetts Creek through a series of 

stormwater outfalls. The Hyla Crossing neighborhood consists of development that preceded 

current stormwater regulations. Tibbetts Creek is listed on the 303(d) list for pollutants. Tibbetts 

Creek flows directly to Lake Sammamish, a shoreline of statewide significance.  

 While the proposed alignment will traverse an associated wetland, periodic check dams will allow 

subsurface water to flow naturally through the wetland. The alignment will take the shortest path, 

while avoiding mature shoreline vegetation. The outfall will be located 10-feet from OHWM of 

Lake Sammamish and consist of a bubble-up structure and rock pad for dispersion.  

 Currently, there is a walking path through the wetland, but no path provides access to the Lake. 

The path through the wetland is managed by the City’s Parks Department. The path will remain 

following construction.   

     5.  The burden of proving that a proposed shoreline variance meets the criteria in WAC 173-27-170 

shall be on the applicant. Absence of such proof shall be grounds for denial of the application.  

 Staff Finding: The applicant has provided all materials for review of the Shoreline Variance 

permits and shown the Project satisfies the applicable criteria.  

 6(a-h). A variance from the standards of the master program may be granted only when the applicant 

can demonstrate that all the following conditions will apply: 

a. That the strict application of the bulk, dimensional or performance standards set forth in the 

applicable master program precludes, or significantly interferes with, reasonable use of the 

property; [WAC 173-27-170(2)(a)]  

Staff findings: Denying the proposed variance would significantly interfere with reasonable use of 

the Property. Stormwater management is required for development and the applicant proposes 

with the Project stormwater management that complies with policies of the SMP and SMA and 

still allows reasonable development to occur.  

The Rowley’s have a DA with the City to redevelop the Hyla crossing neighborhood. The method 

of stormwater provided for the development was indicated in the Hyla Crossing and Rowley 

Center Environmental Impact Statement and the DA for the site. Changes to the DA of this 

magnitude will constitute a breach of contract and/or make the City liable for monetary costs 

incurred for changes to stormwater infrastructure.   

The Project proposes an outfall directly to Lake Sammamish in order to bypass Tibbetts Creek 

from certain ranges of stormwater releases from the Hyla Crossing development. The intent of 



the outfall is to manage future stormwater as per NPDES as the Hyla Crossing collective 

properties are redeveloped. The Property through which this pipeline will pass, and on which the 

outfall will be located, requires a shoreline variance because the Project proposes a utility 

through a wetland on the Sammamish Cove property.   

 

Previous studies evaluated another option, which is now recognized as a more environmentally 

detrimental option. It would have  constructed an in-water outfall that would extend out into Lake 

Sammamish. However, since those studies were completed in 2011 best available science has 

progressed. During a joint Agency meeting held in 2019, a combination of feedback from 

Ecology, the Muckleshoot Tribe, WDFW, and the US Army Corps of Engineers established that 

none of those entities could support an outfall that was below the OHWM of Lake Sammamish 

for a variety of reasons. It was determined than an outfall outside of the OHWM was the best, 

less impactful solution. 

 

With the guidance provided to evaluate options for an outfall outside of the Lake OHWM, the 

potential for a dispersion trench at the upper limits of Wetland E was evaluated. A dispersion 

trench at the upper limits of Wetland E would have reduced the direct impacts to Wetland E. 

However, Ecology noted that its stormwater manual would make permitting a dispersion trench 

through a wetland in this fashion very challenging because the Ecology stormwater regulations 

had no clear regulatory path nor language in the manual that would guide decision-making. 

Additionally, the City at the time was averse to this alternative given concern of stormwater 

added directly to public open space and the potential effects of additional stormwater inputs on 

the existing bark trail through the wetland that is used for public recreation.   

 

By incorporating the Ecology guidance, in conjunction with the other state and federal 

requirements regarding approvable locations of outfall structures, it was determined that an 

outfall located 10 feet landward of the Lake OHWM would be the best solution that met the 

requirements of all involved agencies. An outfall at this location requires the pipeline cross 

Wetland E on the Sammamish Cove property. This solution requires access to the Sammamish 

Cove property as this is the only City-owned access to the Lake in this area. The installation of 

the pipeline across and the permanent outfall on the Sammamish Cove property will not interfere 

with the current uses of the property for public recreation through the onsite pedestrian trails or 

the critical areas already onsite. While the City is in the process of several habitat restoration 

projects on the Sammamish Cove property, the proposed Project will not hinder these 

restoration efforts, or future restoration efforts, but will contribute towards that same goal through 

the onsite mitigation proposed to restore areas of temporary wetland or buffer impact. 

 

b. That the hardship described in (1) of this subsection is specifically related to the property, and 

is the result of unique conditions such as irregular lot shape, size, or natural features and the 

application of the master program, and not, for example, from deed restrictions or the 

applicant's own actions; [WAC 173-27-170(2)(b)] 
 

Staff Findings: The hardship requiring the variance is specifically tied to the presence of a 

wetland on the City-owned Sammamish Cove property and is not related to any action of the 

Applicant. The wetland is a large system that extends between Schneider and Tibbetts Creeks. 



No path to the lakeshore exists that would require less critical area impacts than what is 

proposed by the Project. 

 
c. That the design of the project is compatible with other authorized uses within the area and 

with uses planned for the area under the comprehensive plan and shoreline master program 

and will not cause adverse impacts to the shoreline environment; [WAC 173-27-170(2)(c)] 
 

Staff findings: The Project is compatible with other authorized uses in the area, primarily as a 

critical area and as a pedestrian trail that is located through Wetland E. The pipeline will not 

restrict the wetland functions, nor will the pipeline impede public usage of the existing trail 

system, except for a short time during construction since the pipeline does cross the pedestrian 

trail. 

   
d. That the variance will not constitute a grant of special privilege not enjoyed by the other 

properties in the area; [WAC 173-27-170(2)(d)]  
 

Staff findings: The variance requested is not a special privilege, but access to the Lake for a 

public utility that will benefit the City and its residents. Properties along the lake could discharge 

stormwater directly to Lake Sammamish when in compliance with Washington Department of 

Ecology Stormwater Manual for Western Washington, the SMA, SMP, and Title 18 Issaquah 

Municipal Code. 

 

e. That the variance requested is the minimum necessary to afford relief; [WAC 173-27-

170(2)(e).   
 

Staff Findings: This Project has been evaluated on a number of occasions, including discussions 

that resulted in the DA, and again during the SEPA process in 2011 and prior that resulted in the 

issued Environmental Impact Statement for the DA Project, as well as more recently in 

preparation of this application. The Project has been redesigned and modified numerous times 

to assure that the Project is the minimum necessary to achieve the Project while meeting all 

required local, state, and federal regulations. 

 
f. That the public interest will suffer no substantial detrimental effect; [WAC 173-27-170(2)(f)] 

 
Staff findings: The proposed pipeline and outfall will ultimately be a net benefit to the public as it 

will ensure improved handling of future stormwater flows to Lake Sammamish. 

 
g. That the public rights of navigation and use of the shorelines will not be adversely affected. 

 
Staff findings: No navigation will be affected by the Project, nor will public use of the shoreline at 

this location be adversely affected since no direct shoreline public access is encouraged at the 

location of the Project. The existing pathway through the property will not be permanently 

impacted with the development. The pipe alignment and outfall are located in an associated 

wetland.  

 
h. That consideration has been given to the cumulative effect of like actions in an area where 

similar circumstances exist, and whether this cumulative effect would be consistent with 

shoreline policies or would have substantial adverse effects on the shoreline. [WAC 173-27-

170(4)].  
 



Staff findings: Both the SMP and the 2014 Ecology Stormwater Manual allow for direct discharge 

into the Lake. A stormwater pipe alignment and outfall are a permitted use within shoreline 

jurisdiction. This situation is unique where an associated wetland is between the development 

and the Lake. The City adopted portions of Chapter 18.10 IMC as an SMP appendix. The City’s 

wetland regulations apply in addition to the SMP. Per IMC 18.10.610.B.2 stormwater facilities 

can only be located within the outer 25% of a wetland buffer. Since the project must cross the 

wetland to the Lake a Variance is required. There are not many areas within the City where an 

associated wetland creates a barrier to a permitted shoreline use.  

 

     7.  Before making a determination to grant a shoreline variance, the City shall consider issues 
related to the conservation of valuable natural resources, and the protection of views from nearby 
public roads, surrounding properties and public areas. 

 Staff findings: The proposed pipe alignment will be buried and out of public view. The alignment 
was chosen as the shortest path while avoiding mature shoreline vegetation. The outfall is in a 
location out of public view and no existing paths provide access to the Lake in this location. Any 
permanent wetland impacts will be mitigated onsite and with the purchase of wetland credits from 
Keller Farm in Redmond.  

     8.  A variance from City development code requirements shall not be construed to mean a variance 
from shoreline master program use regulations and vice versa. Shoreline variances may not be 
used to permit a use that is specifically prohibited in an environmental designation, or to vary 
uses permitted within an environmental designation. 

 Staff findings: Stormwater utility is a permitted use in the Lake Sammamish Urban Conservancy 
Shoreline Environmental Designation. 

     9.  The City shall not issue a permit for any new or expanded building or structure that exceeds a 
height of thirty-five (35) feet above average grade level that will obstruct the view of a substantial 
number of residences except with a shoreline variance, provided an applicant can demonstrate 
overriding considerations of the public interest will be served.  

 Staff findings:  The stormwater outfall along the Lake will be less than 2-feet above grade. 
Though the stormwater pump station building is outside of shoreline jurisdiction the height of the 
building is proposed to be 23-feet. 

WAC 173-27-170(3) 
Variance permits for development and/or uses that will be located waterward of the ordinary high water 

mark (OHWM), as defined in RCW 90.58.030 (2)(c), or within any wetland as defined in RCW 90.58.030 

(2)(h), may be authorized provided the applicant can demonstrate all of the following: 

(a) That the strict application of the bulk, dimensional or performance standards set forth in the 

applicable master program precludes all reasonable use of the property; 

Staff Findings: See 6(a) in the staff report. 

(b) That the proposal is consistent with the criteria established under subsection (2)(b) through (f) 

of this section; 

Staff Findings: See 6(b-f) in the staff report. 

(c) That the public rights of navigation and use of the shorelines will not be adversely affected. 



Staff Findings: No navigation will be affected by the Project, nor will public use of the shoreline at 
this location be adversely affected since no direct shoreline public access is encouraged at the 
location of the Project. The existing pathway through the property will not be permanently 
impacted with the development. The pipe alignment and outfall are in an associated wetland. 

Public Comment 
Public notification was provided for this Project. All residents within 300’ of the proposal were notified. 
Several public comments were received. Most comments discussed the discharge of stormwater directly 
to the Lake and its impacts on flooding. The public comments and responses from the applicant are 
included as Exhibit 6. 

Additionally, the City held an Environmental Neighborhood Meeting on October 19, 2021. During the 
meeting residents brought up flooding concerns. Staff heard the comments and asked the applicant to 
evaluate the impacts of stormwater from the Hyla Crossing neighborhood to residents along the Lake. 
City Staff had the Lake Level Analysis peer reviewed by Parametrix (Exhibit 8). The Project will not result 
in an increase in the Lake levels  

SEPA:  
A Determination of Non-Significance (DNS) was issued by the City of Issaquah March 14, 2012. A 21-
day comment period was provided. Additionally, a 14-day appeal period was provided expiring March 29, 
2012. No appeals were filed with the City. A copy of the DNS can be found in Exhibit 9. 

The original SEPA determination discussed an outfall below OHWM of Lake Sammamish. During 
preliminary pre-application meetings with Ecology, USACOE, and other stakeholders, it was determined 
the below OHWM was infeasible. Factors included a much longer pipeline to reach appropriate depths, 
impacts to fish habitat, among others. An upland outfall was deemed appropriate and the least impactful 
alternative.  

However, an upland outfall was not evaluated under the original SEPA checklist and threshold 
determination. During shoreline permit review and a neighborhood environmental public meeting, issues 
were raised regarding localized flooding impacts the outfall may have within the Sammamish Cove 
property. The applicant provided a lake level analysis (Exhibit 7), which was subsequently peer-reviewed 
by Parametrix. The peer-review concurred with the lake level analysis findings. No localized impacts will 
result from the outfall (Exhibit 8).  

An addendum dated February 13, 2023, analyzed this information and the SEPA Responsible Official 
determined no significant adverse environmental impacts will occur with this Project. A SEPA addendum 
has been uploaded to the SEPA Registrar on February 13, 2023, to reflect the new information provided.    

 

Exhibit List 
1. Shoreline Variance application received May 26, 2021 

2. Notice of Application and Affidavit of Mailing 

3. Shoreline Variance Plan-set, received May 26, 2021, revised April 20, 2022   

4. Notice of Neighborhood Meeting and Affidavit of Mailing 

5. Neighborhood Environmental Meeting Notes dated October 19, 2021  

6. Public Comments Received 

7. KPFF Lake Level Analysis, dated June 8, 2022 

8. Parametrix Peer-review of Lake Level Analysis, dated August 18, 2022 

9. SEPA Determination of Non-significance, dated March 14, 2012 

10. SEPA Addendum, dated February 13, 2023 
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Project Contact

Company Name: Rowley Properties
Name: Kristi Tripple Email: kristit@rowleyproperties.com
Address: 1595 NW Gilman Blvd Ste 1 Phone #: 4253959592

Issaquah WA 98027

Project Type Activity Type Scope of Work
Any Project Type Shoreline Development Shoreline Variance

Project Name: Hyla Crossing Pumped Stormwater Discharge

Description of
Work:

The Hyla Crossing Stormwater Force Main Project proposes to construct a new pipeline that will
convey stormwater within a targeted range from a new pump station to a nearshore outfall next
to Lake Sammamish. The pipeline will total approximately 2,897 linear feet long. This pipeline
will consist of a 24-inch HDPE force main to convey water to Lake Sammamish from the Hyla
Crossing properties. Permanent wetland impacts are reduced to 805 square feet with more
temporary impacts to critical areas proposed. Permanent impacts will be mitigated through
purchase of credits at a mitigation bank. Temporary impacts will be restored.

Project Details

Project Information

Use - existing
Site for pump station is vacant land while the pipeline
crosses roads, including I-90, roadside swales, and
critical areas.

Quantity and Size Specifications
Maximum proposed building height 0

Additional Parcels:
2024069070
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Notice of Application 

 

Development Services Department  
1775 12th Ave. NW,  P.O. Box 1307 
Issaquah, WA 98027 
425-837-3100    DSD@issaquahwa.gov 

Project Name:  Hyla Crossing Stormwater Discharge 

Application: May 26, 2021 
Application Complete:  June 15, 2017  
Notice of Application:  September 16, 2021 

 

Notice of Application Public Comment Period:     
September 16, 2021 – September 30, 2021 
 (See Public Comment below for more information) 

  
 

PROJECT INFORMATION 

File Number(s): SHO21-00010 

Project Description: The Project proposes to construct a new 
pipeline that will convey stormwater from a new pump station 
to a nearshore outfall next to Lake Sammamish. The 24-inch HPE 
pipeline will total approximately 2,897 linear feet long and 
convey water to Lake Sammamish, through a wetland in 
Sammamish Cove Park. Because the pipe alignment and outfall 
location do not meet the city’s shoreline master Program, a 
Shoreline Variance is being sought.  (See Site Plan) 

Project Location: Sammamish Cove Park (See Vicinity Map) 

Size of Subject Area in Acres: 18.21   Sq. Ft.: 793,167 

Applicant: Kristi Tripple, Rowley Properties 

1595 NW Gilman Blvd Suite 1 

Phone: 425-395-9592; Email: kristit@rowleyproperties.com 

Decision Maker: Washington State Department of Ecology 

Required City Permits: Administrative Site Development, Site 
Work, Building 

Required City Permits, Not Part of this Application:  
Administrative Site Development, Site Work, Building 

Required Studies: Wetland; Critical Area 

Existing Environmental Documents Relevant to this 
Application: SEP11-00005 

PUBLIC COMMENT 

Key application documents are available at the City’s 
website:  issaquahwa.gov/development.  Click on the parcel, 
then select “View Related Documents and Permits” to see the 
available submittals.  The full application is available for review 
at the Permit Center, City Hall Northwest, 1775 12th Avenue 
NW (next to Holiday Inn and behind Lowe’s), 9 am – 5 pm. 
Please make an appointment with the Project Planner. 

Although comments may be accepted up until the final decision 
is issued, submittal of comments during the Notice of 
Application Comment Period will ensure comments are 
considered prior to issuing a decision and will allow staff and/or 
the applicant to address comments as early in the process as 
possible. 

Written comments are due by 5:00 pm on the Public 
Comment Period date noted above to: 

Community Planning & Development Department 
P.O. Box 1307, Issaquah, WA  98027 

Or by e-mail to the Project Planner noted below. 

To receive further public notices on this project please provide 
your name, address, and e-mail to the Project Planner and 
request to become a Party of Record. 

Notice, when required, is required to be provided to property 
owners within 300 feet of the site and to Parties of Record.  
Please share this notice with others in your neighborhood who 
may be interested in this project. Property owner, Mortgagee, 
Lien Holder, Vendor, Seller, etc., please share this notice with 
tenants and others who may be interested in this project. 

REGULATORY INFORMATION  

Zoning: CF-OS - Community Facilities - Open Space 

Comprehensive Plan Designation: Lake Sammamish State Park 

Consistent with Comprehensive Plan: Yes 

Preliminary Determination of the Development Regulations that 
will be used for Project Mitigation and Consistency: Shoreline 
Master Program; IMC 18.10; IMC 16.36 

 

CITY CONTACT INFORMATION   

Project Planner:   Doug Yormick, Assistant Planner Development Services Department: 
Phone Number:   425-837-3083 Phone Number:   425-837-3100 

E-Mail:   dougy@issaquahwa.gov E-Mail:   CPD@issaquahwa.gov 
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Notice of Environmental 
Neighborhood Meeting 

 

          Community Planning and Development  

1775 – 12th Ave. NW | P.O. Box 1307 

Issaquah, WA 98027 

425-837-3100 
Issaquahwa.gov 

PROJECT NAME:   Hyla Crossing Stormwater Discharge 
FILE NO:                 PRJ19-00006; SHO21-00010 
APPLICANT:            Kristi Tripple 

        1595 NW Gilman Blvd Ste 1 
        Issaquah, WA  98027                         

NEIGHBORHOOD MEETING INFORMATION 
DATE:                    Tuesday October 19, 2021 
TIME:                     6:30 p.m. 
LOCATION:           Virtual Meeting                
Join by Computer:   issaquahwa.gov/EnvironmentalImpact 

 

ENVIRONMENTAL NEIGHBORHOOD MEETING  
The City is hosting a neighborhood meeting to afford the 
community an opportunity to understand the proposal with 
particular focus on critical areas, generate discussion, and raise 
issues before a decision is rendered. City Staff along with the 
 Applicant’s technical area experts will be in attendance to answer 
questions and address concerns about the project.  

Required Studies to be discussed: Wetland Study, Mitigation Plan     

              PROJECT INFORMATION 
Project Description: To construct a new pipeline that will convey 
stormwater from a new pump station to a nearshore outfall next 
to Lake Sammamish. The 24-inch pipeline will total approximately 
2,897 linear feet long and convey water to Lake Sammamish, 
through a wetland in Sammamish Cove Park. Because the pipe 
alignment and outfall location do not meet the city’s shoreline 
master Program, a Shoreline Variance is being sought. (See 
attached plans) 

Location: Sammamish Cove Park (See Vicinity Map) 
Size of Subject Area in Acres: 18.21 Acres 

Required Permits: Shoreline Substantial Development, Shoreline 

Variance, Right-of-Way, Flood Hazard 

Required Studies: Critical Area Studies for wetlands 

PUBLIC MEETING 
Due to the Governor's Proclamation 20-28 related to the 
COVID-19 emergency and open public meetings, this meeting 
is being held remotely.  

MEETING SIGN-UP 
To view the meeting, go to 
issaquahwa.gov/EnvironmentalImpact open the agenda and 
then follow these steps:  

1. Enter attendee’s name  

2. Enter attendee’s email address 

3. Click Join Now 

MEETING PACKET AND MATERIALS 
A memorandum describing the critical areas of the site which 
will be discuss at the meeting are available by visiting the 
following: issaquahwa.gov/EnvironmentalImpact 

PUBLIC COMMENT 
Written comments are accepted until October 19, 2021, or 
until the decision is rendered: 

Community Planning and Development Department 
P.O. Box 1307 
Issaquah, WA  98027 

Or by e-mail to the Project Planner noted below. 

MORE PROJECT INFORMATION 
Other key application documents are available at the City’s 
website: issaquahwa.gov/development. Click on the parcel, 
select “View Related Documents and Permits”, and then click 
on “Related Documents” tab to see the available submittals. 

CONTINUED PUBLIC NOTIFICATION 

To receive further public notices on this project please provide 
your name, address, and e-mail to the Project Planner and 
request to become a Party of Record. 

Notice is required to be provided to property owners within 300 feet of 
the site and to Parties of Record.  Please share this notice with others 
in your neighborhood who may be interested in this project. Property 
owner, Mortgagee, Lien Holder, Vendor, Seller, etc., please share this 
notice with tenants and others who may be interested in this project. 

PUBLIC MEETING 

▪ Input from the public will be documented in the permit file and 

used to finalize the critical area studies for the project.   A 

summary of the meeting will be provided to the Environmental 

Board for their consideration related to future code changes. 

▪ The decision, once rendered, is appealable. 

Issaquah Municipal Code (IMC), Comprehensive Plan  
(Online at: issaquahwa.gov/codes and plans) 

 

http://www.issaquahwa.gov/EnvironmentalImpact
http://www.issaquahwa.gov/EnvironmentalImpact
http://www.issaquahwa.gov/EnvironmentalImpact
http://www.ci.issaquah.wa.us/index.aspx?NID=116


CITY CONTACT INFORMATION   

Project Planner:   Doug Yormick Community Planning & Development Department: 
Phone Number:   425-837-3083 Phone Number:   425-837-3100 
E-Mail:   dougy@issaquahwa.gov E-Mail:   CPD@issaquahwa.gov 

 

mailto:dougy@issaquahwa.gov
mailto:CPD@issaquahwa.gov
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CITY OF ISSAQUAH 

Environmental Neighborhood Meeting 

6:30 PM 

October 19, 2021 MEETING NOTES 

Virtual Meeting 

 

  HYLA CROSSING PUMP STORMWATER DISCHARGE 

Permit Numbers: SHO21-00010 

Address: Sammamish Cove Park 

Parcel Numbers: 2024069070 

 

APPLICANT & OTHERS PRESENT 

 Applicant and Team: 

Kristi Tripple, Rowley Properties 

Jennifer Marriott, PWS 

Marty Chase, KPFF Consulting Engineers 

 

Attendees/Speakers: 

Jamie Brakken 

Joe Decuir 

Vo Lee 

Jim Mackey 

Connie Marsh 

Scott Sheffield 

(Other non-speaking attendees) 

Administration/Staff: 

Doug Yormick, Assistant Planner 

Lucy Sloman, Land Dev. Manager 

(Other non-presenting City staff) 

 

 

 
 

PURPOSE 

The Community Planning and Development Department is hosting a meeting to allow the 
community an opportunity to understand the proposal with particular focus on critical areas and 
provide the City with thoughts and concerns before a decision is rendered. The applicant, along 
with technical experts, will be present to answer questions and address issues of interested 
members. 

 

NEIGHBORHOOD MEETING ITEM 

a) Hyla Crossing Pump Stormwater Discharge. The proposed new pipeline will 
convey stormwater from a new pump station to a near-shore outfall next to Lake 
Sammamish. The 24-inch pipeline will total approximately 2,897 linear feet long and 
convey water to Lake Sammamish through a wetland in Sammamish Cove Park. 
Because the pipe alignment and outfall location do not meet the standards set forth in 
the City’s Shoreline Master Program, a Shoreline Variance is being sought.  

Facilitated by: 

Doug Yormick, Assistant Planner 

  
Welcome/Introduction 

Yormick opened the meeting at 6:32 PM. He introduced members of the applicant team and 
staff, and gave some guidelines for participating in tonight’s neighborhood meeting.  

 

Staff Presentation 
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Yormick explained the purpose of the meeting and gave an overview of the project and the 
permit process variance being considered. Tripple gave some background on Rowley’s 
involvement with this project, including the original SEPA decision issued in 2012.  

 

Marty Chase, KPFF, displayed diagrams and photos of the site and explained the proposed 
Hyla crossing location. This is part of the Rowley Master Agreement’s drainage plan as 
submitted in the project’s 2011 EIS and SEPA. He explained that the strategy for discharge 
being presented tonight and that requires a variance is the preferred strategy. He described the 
environmental benefits of the proposed project and why discharge is needed. The alignment 
shown is closer to Lake Sammamish (the Lake), and it offers more direct discharge. Other 
systems would require filling the site, pumping to Tibbetts Creek (the Creek), and so on. The 
near-shore outfall was chosen because it is the shortest route possible through the wetland. He 
showed additional depictions of the outfall location, bubble-up structure, high water line, and so 
on. 

 

He continued other utilities are located in this area as well. There is no storm retention currently 
onsite. The bubble-up structure will produce clean water and after it comes online, will be used 
to treat new projects as well. The discharge will have no sediment or phosphorus, and will be 
treated to the latest Ecology manual standard.  

 

Jennifer Marriott, Professional Wetland Scientist, showed a diagram of the area, including 
where temporary environmental impacts will occur. She noted that, where gravel removal and 
other impacts will take place, fresh soil will be placed and vegetation replanted, resulting in a 
more functional buffer compared to the existing buffer.  

 

She explained that given the extensive wetlands already near the project and the proximity of 
the Keller Farm Mitigation Bank, using the mitigation bank was the best option to offset 
permanent wetland impacts. She gave more details about buying credits to offset impacts.  

 

In answer to an attendee question, she said the Muckleshoot Tribe has been engaged in the 
discussions with the City, which have also included Ecology, EPA, Army Corps of Engineers, 
and State Fish and Wildlife. She noted the best available science has changed since the original 
SEPA and EIS were issued about ten years ago. Of all the alternatives, this alignment was the 
best location that all parties could support. She gave additional descriptions of the site and of 
the trees around the Lake shore. We tried to avoid impacts to substantially sized willow trees, 
she said, and confine impacts to shrubs and grass that are more easily replaced. She continued 
with a description of the temporary impacts, which, although well below the threshold of Corps 
requirements for mitigation, will be offset by the credit system she referred to earlier. The focus 
has been to offset temporary ground disturbances by relying on the best available science and 
restoring the ground to a better condition.  

 

Chase added the trench to accommodate the pipe is shallow, and as a result construction will 
be quick. He clarified that the amount of water carried by the proposed pipe will release a range 
of 2,500 to 5,000 gallons per minute, which is a negligible amount of water (“a drop in the 
bucket”) for a lake the size of Lake Sammamish. He added his understanding is that the level of 
water in the Lake is controlled at the far-north end of the Lake by the Army Corps of Engineers. 

 

Receive Comments/Questions 

Jamie Brakken said her home is the closest house to the proposed outflow, and she owns 
property on both sides of Schneider Creek. She said tonight she intended to share a 2020 photo 
of how high the water level of the Lake reached, which was about six feet above her dock. In 
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response to Chase’s comment about the Corps, she said the Corps has decertified the project 
and isn’t doing anything about water levels in the Lake. She spoke against allowing Rowley to 
take on no water for its project and allowing them to put it in the Lake, which is already flooding. 
Now they want to buy credits and put water in a Lake that no longer drains. When Rowley 
pumps more water into the Lake, all of us residents have to absorb the added water so that 
Rowley can have a high-density project. Tell me why that is fair to residents; why should we 
absorb it so you can develop your property. We intend to sue. 

 

Tripple said she understands the pressures and frustration being expressed; there are a lot of 
angry feelings. She continued the water onsite is already making its way to Lake Sammamish. 
She said the proposed alignment is an attempt to balance competing interests, given the 
geography of our community. She said we can’t control the long-standing situation that exists 
with the Lake. The water on this property is already going into the Lake via dispersion, and our 
intent is not to make more water but to make better water that will be better for fish, the 
environment, and so on. We are trying to appease many voices, do the right thing here, and not 
take advantage of anyone.  

 

Marriott described the applicable stormwater guidelines, which are developed from the best 
available science by Ecology, not the City. From our perspective, we try to look at the best 
solution for competing needs, but are also restricted by the framework within which we are 
working. This is a regional and watershed issue, not a single project issue, she said, and I feel 
your frustration.  

 

Chase said the amount of water going into the Lake now is the same as after the project. The 
City’s code and Ecology’s stormwater manual prefer relieving runoff as much as possible from 
entering the Creek because the Creek can’t handle it as well as the Lake. 

 

Tripple said this is an emotional issue, and I understand your feelings and frustration. We do not 
want to flood anyone’s home; that is not our intent, and our studies indicate that won’t occur. We 
have been working on this for well over a decade. It is true that the Lake has some serious 
challenges.  

 

Joe Decuir asked for clarification of the “drop in the bucket” comment made earlier. Chase 
replied the Lake is enormous, something like 283,000 acre feet, and explained how much water 
would go through the pipe as a result of the project. Decuir continued he would like more clarity 
on the volume of water this project would add to the Lake, and the speed with which it is 
released. He expressed concern about being able to get property insurance, and the effect on 
home values. We really need to exert region-wide pressure to improve Lake drainage. This 
group might be more tolerant of a variance if there was confidence that the Lake would actually 
drain. But we don’t have that confidence.  

 

Connie Marsh said visualizing a storm pipe into Lake Sammamish is always horrifying—flashing 
water through a pipe versus a natural infiltration system. She described the ways that water 
flows differ, and gave her perception of the possibility of disseminating stormwater through the 
Park to create a higher, better wetland system, which is not being considered. That would 
create some natural habitat and be a natural flow of water into the Lake. That seems like a far 
better solution for everyone, so why is it not on the table. The solution being presented is just a 
pipe. She continued it looks like some State park trees, City trees, and trees planted by 
Mountains to Sound Greenway volunteers will need to be removed. She said she doesn’t think 
the delineations are up to date and do not take into consideration all the planting work that has 
been done in that area. She said she doesn’t understand the mitigation to the Creek; the Creek 
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will be moved as part of another project, so how can anything that temporary be considered 
mitigation. The banking situation will result in improvements to the other end of the Lake when 
we have a massive park right there that needs mitigation. It seems inappropriate not to keep the 
mitigation resources in-house when they are so dramatically needed.  

 

Tripple said she understands the concern about doing mitigation at the other end of the Lake 
when there is potential at the State park. We have been working with the code we have 
available to find the best solution. The proposal is to use the Keller Farm Mitigation Bank, which 
is outside the project boundaries. She described the improvements that would take place at the 
intersection of NW Poplar and 19th, which is a gravel area adjacent to the Creek that currently 
serves no function. Our intention is to restore that to a functioning buffer, creating a building 
block for the Greenway as a whole. Moving the Creek is part of a project that is not associated 
with this project, she added. 

 

Marriott noted the proposed project does not go through any State park property; it is on City-
owned property only. She described the wetlands within the project area, and noted the 
Watershed Company did a third-party review of the proposed alignment. We are working 
through making responses to their questions and comments now. They did not question the 
alignment, she noted, and explained the issues they raised in their review. She gave additional 
details about how the credit bank will work. The Corps has clearly identified that using banks as 
mitigation is the preferable mitigation method, and part of our challenge is to achieve a balance 
with all of the agencies, including the Corps, that are involved with this project.  

 

Marsh replied if your goal is to create a great environment for the City, you can take a pathway 
to mitigate locally. The Corps won’t stop you. So the pathway to mitigate to the north is a choice. 
She said she’d like to see Rowley do the right thing, attenuate the flows, and discharge in a way 
that makes the City’s water situation better. You have a choice here. She gave her perception of 
how the code applies, and said we are asking you to make this a better place for humans to live. 
We know you want to do that, but this misses the mark.  

 

Marriott said she agrees with Marsh in a broad sense, but a dispersion trench would put water 
into the wetland, and it’s a problem we have been working on for over a year. We have been 
working through State regulations to see how we could make a dispersion trench work, and 
after a year of work, have determined that Ecology could not support a dispersion trench as a 
stormwater dispersal method at this location. Ecology is working on updating its stormwater 
manual, but we don’t know when any new information will be available to us. So the dispersion 
method is not a path we can follow. She said it is a general expectation that projects disturbing 
wetlands will offset those impacts with wetland creation, but we can’t do that with this site. She 
said it doesn’t make sense to disturb the forested areas along the Creek, and that’s why the 
focus is on enhancement plantings and mitigation offsite. She said someone noted in public 
comment that the mitigation in the Keller Farm Mitigation Bank will put more water into the Lake. 
She described the Keller Farm property as having previously been farmland. It is a viable 
concern, but beyond the scope of any one project. 

 

Tim Mackey said the presenters tonight have talked about following the process, but the City is 
requesting a variance and having people comment is part of the process. He said his comments 
will focus on the issues that are impacting residents around the Lake that haven’t been 
addressed. He said projects like Rowley’s are designed as though Lake Sammamish is infinite, 
but it isn’t. He said he has been working on Lake flooding issues since at least 2009, and has 
the charts to show that that flood control is worsening. We are frustrated because the process is 
broken. The Lake lacks the capacity to take on the volume of water this project will generate 
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and be dispersed in a 24-inch pipeline, and you can’t separate volume from the timing of 
releasing that water. The presenters haven’t given us information about the amount of outflow 
into the Lake. It is not “a drop in the bucket.” It’s a drop that keeps coming. We are concerned 
because flooding and high water levels are impacting our properties directly. In 2020, storms 
created about $20 million in damage to properties around the Lake, and now we are having to 
fight having yet more water coming into the Lake. We are being told there are no alternatives 
here. We appreciate good things like treating the water and improving wetlands, but what is 
being done to control the volume and timing of more water flowing into the Lake. You have to 
allow more water to leave the Lake in order to balance out having six percent more water 
coming in. Show me that.  

 

Marriott said it isn’t new stormwater, it’s water already going into the Lake. This just shuffles 
how the water gets there. Mackey replied peak flows are the issue; how fast water gets from 
where it is to where it is going. If you could work on that, and get the County to allow six percent 
more water to flow out of the Lake, then we could probably be okay with the project. Get the 
same amount of water coming in to go out, every day, all day, all winter. That’s what we need. 
The presentation was about mitigation, and not the inflow issue. Make water flow out at the 
same speed as water flowing in. It’s a timing issue. Also, get the weirs lowered in winter. That 
way instead of Lake water levels being too high when flooding conditions exist, the water level 
will start at two feet under our docks and can accommodate water coming into the Lake.  

 

Marriott said some of your comments are outside this project and the City’s jurisdiction. What 
would support look like to you, she asked. Mackay said the City needs to lobby the County to do 
its job, to remove sediment in the transition zoning, and to allow for adjustable, dynamic weirs. 
Bear Creek has tripled its flow, and is making the problem worse. All we hear is “it’s outside our 
boundary” and “not our problem.” Marriott said she can sympathize; it is a Puget Sound-wide 
problem.  

 

Mackay continued the Lake water level could be lowered by two feet when it wasn’t flood 
season, and the City could put some pressure on the County to solve this issue. So far we 
cannot get the County to take any action, so our only choice is to go to every jurisdiction that 
wants to put more water into the Lake and say “no.” The public process is intended to identify 
unintended consequences by listening to the public, and every homeowner on the Lake has had 
negative consequences and effects when more water has been added to the Lake. The Corps 
has said the County is out of compliance, needs to do more maintenance, remove old brush, 
etc., so the Corps is on our side. The County is not doing its job, and we need some pressure to 
be put on them. This needs to be fixed immediately. Until then, we are in the position of having 
to block any project that could mean more water coming into the Lake.  

 

Scott Sheffield said he is a long-term Lake resident with lots of knowledge and experience on 
this issue. He requested that the City actually meet with Lake residents so that residents can put 
together a bullet-point presentation of issues as we see them. On the flooding issue, he 
continued, he thinks of the 24-inch pipe as a freeway that would direct water into the Lake, 
unlike a natural dispersion system. Residents have to upgrade our houses to meet current code, 
he continued, and this project should be required to meet better requirements for water control, 
not what was in an agreement made many years ago. We have to build to new requirements, 
and so should Rowley. The outfall will be more costly in the long run than helping Rowley figure 
out how to retain some of its water from this project onsite. He said he agrees with Mackay that 
this needs to be brought to the County’s attention; it is a bigger issue than just a City issue. He 
said he heard some comments made by the presenters tonight about the high-water mark at the 
Lake in recent years that are not correct, and he has information to share on that. Essentially 
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you are asking us to help you bear the costs of this project in multiple ways. We need continued 
conversations about this, he said, as he has a lot more points to cover. He added he is 
surprised to hear that Ecology is okay with this.  

 

Wrap-Up 

Yormick thanked participants and outlined the next steps in the review process. He described 
how residents and interested parties can stay informed and be a party of record for the project.  

 

ADJOURN 

Yormick closed the meeting at 8:27 PM. 

 

Respectfully submitted, 

 

 

Susan Lowe 

Recording Secretary 
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Doug Yormick

From: Doug Yormick

Sent: Monday, September 27, 2021 2:24 PM

To: Joni Vanderburg-Paner

Subject: RE: Pumping overflow into lake Sammamish

Joni, 

 

Thank you for taking the time to provide a public comment on the proposed stormwater pumpstation. I’ll provide you 

with some information about the pump station and the treatment the water will receive prior to discharge into Lake 

Sammamish. The Notice of Decision will consolidate and provide responses to the comments we receive. We will also 

forward your comments to the Applicant for a response from them.  

 

The comment period stated on the Notice of Application 1) encourages the public to submit their comments early in the 

process and 2) ensures that there is a period in which comments may be submitted and no decision will be 

issued.  However, we may not be prepared to issue the decision at the close of the comment period. We accept 

comments until the decision is issued, though we prefer comments sooner so that we have sufficient time to take them 

under consideration. Additionally, there will be a neighborhood environmental meeting to hear more details about the 

proposal and provide additional comments.  

 

The stormwater will be treated prior to discharge to Lake Sammamish to Department of Ecology standards for 

stormwater. The treatment process will remove many common pollutants, including phosphorous from pollution 

generating sources such as parking lots and roadways. I can put you in touch with one of our review engineers who can 

describe the treatment process in much better detail than I just described. Currently untreated stormwater flows into 

our waterways, mainly Tibbets Creek prior to discharge into Lake Sammamish. The proposed method should eliminate 

any pollution concerns. 

 

Despite the pumpstation being constructed by Rowley Properties the ownership and maintenance responsibility will be 

transferred to the City upon completion. This public/private partnership was negotiated as part of Rowley's 

Development Agreement with the City in the early 2010's. Our Public Works staff will be tasked with periodic 

maintenance of the building, discharge pipe, and outfall to ensure everything is in great condition. 

 

Other alternatives were explored during the development of the Rowley’s Development Agreement, including onsite 

detention. The detention pond was determined to not be feasible due to the enormous size of the pond and site 

constraints. Discharging to a wetland would cause a different set of issues, such as flow control during a rain event and 

disrupting the delicate hydrology of the wetland and/or nearby streams. In the end the Mater Drainage Plan outlined in 

the Rowley Development Agreement identified direct discharge of treated stormwater as the preferred method. More 

information regarding the history and method will be better outlined in the subsequent Neighborhood Environmental 

Meeting.  

 

If you’d like to remain engaged throughout the process you can become a party of record. Being a party of record 

ensures you are kept up to date with any decisions that are made about this project in the future. You can also look at 

our active projects map where I’ll post any new documents that are pertinent for the review. If you’d like to be a party 

of record just respond to this email stating those intentions.  

 

Thank you again for providing public comment for this project. It’s engaged residents that keep our City beautiful and 

lively, while holding everyone involved accountable. I truly appreciate it. 

 

 

Exhibit 6
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From: Joni Vanderburg-Paner <joni.vanderburg@gmail.com>  

Sent: Monday, September 27, 2021 10:13 AM 

To: kristit@rowleyproperties.com 

Cc: Doug Yormick <DougY@issaquahwa.gov> 

Subject: Re: Pumping overflow into lake Sammamish 

 

 

 

Resending with correct email for Doug. 

 

 

On Mon, Sep 27, 2021 at 10:10 AM Joni Vanderburg-Paner <joni.vanderburg@gmail.com> wrote: 

Rowley Properties,  
 

It sounds like your new development will allow ground water runoff to go directly into Lake Sammamish. Is this 

correct? If so, this is a horrible plan. Take responsibility for your mess and create your own detention pond or artificial 

wetland that will clean the water before it goes back into our fragile ecosystems. The area you are proposing to dump 

water is habitat to fish and herons. I am expecting a response to address this. Thank you. 

 

CC Doug Yormick, please look into this.  

 

 

 

--------------------------- 

Joni Vanderburg-Paner 

206.877.3379 
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Doug Yormick

From: Doug Yormick

Sent: Friday, September 24, 2021 3:28 PM

To: Young Soo Kim

Subject: RE: Rowley Properties Hyla Crossing

Young, 

 

Thank you for taking the time to provide a public comment on the proposed stormwater pumpstation. I’ll provide you 

with some information about the pump station and the treatment the water will receive prior to discharge into Lake 

Sammamish. Additionally, there will be a public meeting scheduled for this project in the coming weeks. If you received 

a notice of application, you’ll also receive a notice for the public meeting.  

 

The stormwater will be treated prior to discharge to Lake Sammamish. The treatment process will remove many 

common pollutants, including phosphorous from pollution generating sources such as parking lots and roadways. I can 

put you in touch with one of our review engineers who can describe the treatment process in much better detail than I 

just described. Currently untreated stormwater flows into our waterways, mainly Tibbets Creek prior to discharge into 

Lake Sammamish. The proposed method should eliminate you pollution concerns.  

 

I will forward you comment to the applicant for a formal response. Your comment will be addressed in the staff report 

for this project.  

 

If you’d like to remain engaged throughout the process you can become a party of record. Being a party of record 

ensures you are kept up to date with any decisions that are made about this project in the future. You can also look at 

our active projects map where I’ll post any new documents that are pertinent for the review. If you’d like to be a party 

of record just respond to this email stating those intentions.  

 

Thank you again for providing public comment for this project. It’s engaged residents that keep our City beautiful and 

lively, while holding everyone involved accountable. I truly appreciate it.  

 

Doug Yormick 
Assistant Planner | Community Planning and Development 

1775 12th Ave NW 

Issaquah, WA 98027  

425.837.3083 

dougy@issaquahwa.gov 

 

 

 

From: Young Soo Kim <emailyoungsoo@yahoo.com>  

Sent: Friday, September 24, 2021 3:05 PM 

To: Doug Yormick <DougY@issaquahwa.gov> 

Subject: Rowley Properties Hyla Crossing 

 

Please don't let this development dump polluted water into the lake. Our kids swim there... Please...  

 

Thank you for doing the right thing for the residence of this area that you are protecting.  

 

Young 
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Doug Yormick

From: Doug Yormick

Sent: Wednesday, September 29, 2021 8:46 AM

To: blacknugget@mac.com

Subject: RE: Hyla Crossing Stormwater Discharge

Kyle, 

 

Thank you for taking the time to provide a public comment on the proposed stormwater pumpstation. I’ll provide you 

with some information about the pump station and the treatment the water will receive prior to discharge into Lake 

Sammamish. Additionally, there will be a public meeting scheduled for this project in the coming weeks. You’ll receive a 

meeting notice with instructions for the public meeting. 

 

The stormwater will be treated prior to discharge to Lake Sammamish. The treatment process will remove sediment and 

pollutants, including phosphorous from pollution generating sources such as parking lots and roadways. I can put you in 

touch with one of our review engineers who can describe the treatment process in much better detail than I just 

described. Currently untreated stormwater flows into our waterways, mainly Tibbets Creek prior to discharge into Lake 

Sammamish. The proposed method should eliminate pollution concerns.  

 

I will forward you comment to the applicant for a formal response. Your comment will be addressed in the staff report 

for this project. More information about the project will be discussed at the upcoming neighborhood meeting.  

 

Providing public comment, you’ll automatically be added to our party of record list. Being a party of record ensures you 

are kept up to date with any decisions that are made about this project in the future. You can also look at our active 

projects map where I’ll post any new documents that are pertinent for the review. 

 

Thank you again for providing public comment for this project. It’s engaged residents that keep our City beautiful and 

lively, while holding everyone involved accountable. I truly appreciate it.  

 

Doug Yormick 
Assistant Planner | Community Planning and Development 

1775 12th Ave NW 

Issaquah, WA 98027  

425.837.3083 

dougy@issaquahwa.gov 

 

 

 

 

From: blacknugget@mac.com <blacknugget@mac.com>  

Sent: Tuesday, September 28, 2021 2:25 PM 

To: Doug Yormick <DougY@issaquahwa.gov> 

Subject: Hyla Crossing Stormwater Discharge 

 

File Number: SH021-00010 

 

Mr Yormick: 

 

I reside at 5220 NW Sammamish Road and received the notice of application for the Hyla Crossiong Stormwater 
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Discharge.   

 

I am writing to you in opposition of this proposal.   

 

Our small cove already has a lot of sediment from the current outflows from new development and outflows from 

Schneider Creek.  Also, the WSDOT is currently looking at adding additional drainage to our cove by removing smaller 

culvert pipes and re-routing water to the same area.  Our dock already goes completely under water each 

year.  Stormwater should be sent to a wetland or other spongy area rather than directly dumped into the lake.  The area 

directly across from our property on I-90 used to have a large wetland to absorb some of this water, but it is quickly 

disappearing as more development occurs. 

 

If this project does continue, I would at least suggest exiting the pipe around the corner about 200’ to the East where 

residences would not be impacted as much, but the large outflow in the winter would impact us greatly. 

 

Please add me as a Party of Record for this project. 

 

Kyle Buckner 

5220 NW Sammamish Road 

Issaquah, WA 98027 

blacknugget@mac.com 
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Doug Yormick

From: Doug Yormick

Sent: Wednesday, September 29, 2021 8:47 AM

To: Sam Elder

Subject: RE: SHO21-00010

Sam, 

 

Thank you for taking the time to provide a public comment on the proposed stormwater pumpstation. I’ll provide you 

with some information about the pump station and the treatment the water will receive prior to discharge into Lake 

Sammamish. Additionally, there will be a public meeting scheduled for this project in the coming weeks. You’ll receive a 

meeting notice with instructions for the public meeting. 

 

The stormwater will be treated prior to discharge to Lake Sammamish. The treatment process will remove sediment and 

pollutants, including phosphorous from pollution generating sources such as parking lots and roadways. I can put you in 

touch with one of our review engineers who can describe the treatment process in much better detail than I just 

described. Currently untreated stormwater flows into our waterways, mainly Tibbets Creek prior to discharge into Lake 

Sammamish. The proposed method should eliminate pollution concerns.  

 

I will forward you comment to the applicant for a formal response. Your comment will be addressed in the staff report 

for this project. More information about the project will be discussed at the upcoming neighborhood meeting.  

 

Providing public comment, you’ll automatically be added to our party of record list. Being a party of record ensures you 

are kept up to date with any decisions that are made about this project in the future. You can also look at our active 

projects map where I’ll post any new documents that are pertinent for the review. 

 

Thank you again for providing public comment for this project. It’s engaged residents that keep our City beautiful and 

lively, while holding everyone involved accountable. I truly appreciate it.  

 

Doug Yormick 
Assistant Planner | Community Planning and Development 

1775 12th Ave NW 

Issaquah, WA 98027  

425.837.3083 

dougy@issaquahwa.gov 

 

 

 

From: Sam Elder <sam@samelderlaw.com>  

Sent: Tuesday, September 28, 2021 3:01 PM 

To: Doug Yormick <DougY@issaquahwa.gov>; CPD [External] <cpd@issaquahwa.gov> 

Subject: SHO21-00010 

 

I am writing to provide a public comment related to the Hyla Crossing Stormwater Discharge, Project # SHO21-

00010.  I have three concerns: 

 

1.  The particular area of the lake where the stormwater would be discharged has very little circulation, which 

is largely caused by a lot of millfoil buildup in this cove.  It seems like the discharge should be in an area where 
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the water circulates better.  There is a lot of millfoil in the area which tends to trap things down in this 

cove.  The drainage should be located elsewhere, or the millfoil in the area should be mitigated. 

 

2.  This particular area has some of the best fishing on the lake.  I am concerned that the discharge may affect 

the fish and fishing. 

 

3.  This area is pretty shallow.  It seems like you could find a better location for the discharge where it is 

deeper with better circulation. 

 

Sam Elder 

Law Office of Sam Elder PLLC 

5170 NW Sammamish Road 

Issaquah, WA 98027 

425-999-8170 phone 

425-999-8172 fax 
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Doug Yormick

From: Doug Yormick

Sent: Wednesday, September 29, 2021 8:47 AM

To: Jamie Brakken; CPD [External]

Subject: RE: Hyla Crossing Stormwater Discharge - SHO21-00010

Jamie, 

 

Thank you for taking the time to provide a public comment on the proposed stormwater pumpstation. I’ll provide you 

with some information about the pump station and the treatment the water will receive prior to discharge into Lake 

Sammamish. Additionally, there will be a public meeting scheduled for this project in the coming weeks. You’ll receive a 

meeting notice with instructions for the public meeting. 

 

The stormwater will be treated prior to discharge to Lake Sammamish. The treatment process will remove sediment and 

pollutants, including phosphorous from pollution generating sources such as parking lots and roadways. I can put you in 

touch with one of our review engineers who can describe the treatment process in much better detail than I just 

described. Currently untreated stormwater flows into our waterways, mainly Tibbets Creek prior to discharge into Lake 

Sammamish. The proposed method should eliminate pollution concerns.  

 

I will forward you comment to the applicant for a formal response. Your comment will be addressed in the staff report 

for this project. More information about the project will be discussed at the upcoming neighborhood meeting.  

 

Providing public comment, you’ll automatically be added to our party of record list. Being a party of record ensures you 

are kept up to date with any decisions that are made about this project in the future. You can also look at our active 

projects map where I’ll post any new documents that are pertinent for the review. 

 

Thank you again for providing public comment for this project. It’s engaged residents that keep our City beautiful and 

lively, while holding everyone involved accountable. I truly appreciate it.  

 

Doug Yormick 
Assistant Planner | Community Planning and Development 

1775 12th Ave NW 

Issaquah, WA 98027  

425.837.3083 

dougy@issaquahwa.gov 

 

 

 

From: Jamie Brakken <jamiebrakken@gmail.com>  

Sent: Tuesday, September 28, 2021 3:05 PM 

To: Doug Yormick <DougY@issaquahwa.gov>; CPD [External] <cpd@issaquahwa.gov> 

Subject: Hyla Crossing Stormwater Discharge - SHO21-00010 

 

Hello, 

 

We reside at 5230 NW sammamish Rd, Issaquah WA. Regarding the proposed drainage for Hyla Crossing - We object to 

the Shoreline Variance that is being sought.  
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1. Why wasn't the Tibbetts Creek location permitted, and why did it fail to meet Shoreline Master Program 

requirements?  Why should a variance be allowed in a different and more vulnerable location? 

 

2. The proposed location is in an enclosed cove that is already filled with silt and also noxious aquatic vegetation, putting 

the ecosystem here under tremendous stress. Adding runoff water from buildings and parking lots, no matter how hard 

you would like to represent that it is "cleaned" prior to entering the lake, will result in further stress, damage and 

flooding. 

 

3. The wetlands area that is across I-90 has been allowed to develop, by you City of Issaquah, and so we have lost a 

source of pervious surface for runoff filtration and absorption. 

 

4. You are now allowing Hyla Crossing to degrade this further. Surely there is a portion of the land on the Rowley 

property that can be used as a natural detention pond prior to moving downstream. If not, the project should not be 

allowed to move forward. 

 

5. WSDOT is engaged in a culvert project at this location to re-engage a healthy salmon spawning environment at 

Schneider Creek. You would be also adding more water to this same place, and possibly unhealthy water to this place. 

 

6. As a board Member on Washington Sensible Shorelines, I am acutely aware of flooding issues on this lake, and the 

City of Issaquah's participation in many of the causes.  Lakefront homeowners, during the highest rain months are 

experiencing unprecedented flooding as our lake fills with silt and excess unregulated runoff. You will be allowing even 

more, by not requiring applicant to preserve a portion of their own property for the runoff.  Lake Sammamish does not 

have an endless capacity to take on more stormwater. 

 

7. Early review of Hyla Crossing brought promises that the stormwater discharge would be over by the state park, and 

prior to that, run into the lake along the bottom to a minimum depth of 12 feet of water prior to discharge.  Now you 

are draining at the water's edge in a sensitive area. 

 

Please acknowledge receipt of this email, and respond.    Stop the insanity please, 

 

Regards, 

William and Jamie Brakken 

 

 

 

 

--  
To help protect you r priv acy, Microsoft Office prevented automatic download of this picture from  
the Internet.

                                               

      

   Jamie Brakken 
   Managing Broker - RSVP Real Estate     
   Direct: (425) 829-7527 
   Fax: (425) 837-3827 
   Email: jamiebrakken@gmail.com 
   Website: www.northwestsold.com 
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Doug Yormick

From: Doug Yormick

Sent: Thursday, September 30, 2021 3:18 PM

To: Brad Del Matto

Subject: RE: SHO21-00010 Hyla Stormwater Pumpstation

Brad, 

 

Thank you for taking the time to provide a public comment on the proposed stormwater pumpstation. I’ll provide you 

with some information about the pump station and the treatment the water will receive prior to discharge into Lake 

Sammamish. Additionally, there will be a public meeting scheduled for this project in the coming weeks. You’ll receive a 

meeting notice with instructions for the public meeting. 

 

The stormwater will be treated prior to discharge to Lake Sammamish. The treatment process will remove sediment and 

pollutants, including phosphorous from pollution generating sources such as parking lots and roadways. I can put you in 

touch with one of our review engineers who can describe the treatment process in much better detail than I just 

described. Currently untreated stormwater flows into our waterways, mainly Tibbets Creek prior to discharge into Lake 

Sammamish. The proposed method should eliminate pollution concerns.  

 

I will forward you comment to the applicant for a formal response. Your comment will be addressed in the staff report 

for this project. More information about the project will be discussed at the upcoming neighborhood meeting.  

 

Providing public comment, you’ll automatically be added to our party of record list. Being a party of record ensures you 

are kept up to date with any decisions that are made about this project in the future. You can also look at our active 

projects map where I’ll post any new documents that are pertinent for the review. 

 

Thank you again for providing public comment for this project. It’s engaged residents that keep our City beautiful and 

lively, while holding everyone involved accountable. I truly appreciate it.  

 

Doug Yormick 
Assistant Planner | Community Planning and Development 

1775 12th Ave NW 

Issaquah, WA 98027  

425.837.3083 

dougy@issaquahwa.gov 

 

 

From: Brad Del Matto <braddmt@hotmail.com>  

Sent: Wednesday, September 29, 2021 8:22 PM 

To: Doug Yormick <DougY@issaquahwa.gov> 

Subject: 1875 POPLAR LOT LINE ADJUSTMENT 

 

I am writing in regards to the Rowley Properties stormwater drainage pipe permit.  I understand it failed to pass the City 

Shoreline Management standards., and now Rowley is seeking a variance. 

 

Lake Sammamish water quality to sustain fish and wildlife has suffered do to the amount of unfiltered drainage running 

into the Lake.  It is up to the governments surrounding the Lake to not allow developers to dump untreated stormwater 

into the Lake.  Treating the stormwater runoff is simply a cost of development and allowing a variance enriches and 

encourages developers to skirt environmental standards.   
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Thanks for listening, 

 

Brad Del Matto 

161 E. Lake Sammamish Shore Lane NE 

Sammamish 
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Doug Yormick

From: Doug Yormick

Sent: Thursday, September 30, 2021 3:52 PM

To: atberns@gmail.com

Subject: RE: Opposition to the Hyla Crossing Stormwater Discharge

Adam, 

 

Thank you for taking the time to provide a public comment on the proposed stormwater pumpstation. Notification went 

out to properties within 300 feet of the subject property using the information our system gathers from King County. I’ll 

provide you with some information about the pump station and the treatment the water will receive prior to discharge 

into Lake Sammamish. Additionally, there will be a public meeting scheduled for this project in the coming weeks. You’ll 

receive a meeting notice with instructions for the public meeting. 

 

The stormwater will be treated prior to discharge to Lake Sammamish. The treatment process will remove sediment and 

pollutants, including phosphorous from pollution generating sources such as parking lots and roadways. I can put you in 

touch with one of our review engineers who can describe the treatment process in much better detail than I just 

described. Currently untreated stormwater flows into our waterways, mainly Tibbets Creek prior to discharge into Lake 

Sammamish. The proposed method should eliminate pollution concerns.  

 

I will forward you comment to the applicant for a formal response. Your comment will be addressed in the staff report 

for this project. More information about the project will be discussed at the upcoming neighborhood meeting.  

 

Providing public comment, you’ll automatically be added to our party of record list. Being a party of record ensures you 

are kept up to date with any decisions that are made about this project in the future. You can also look at our active 

projects map where I’ll post any new documents that are pertinent for the review. 

 

Thank you again for providing public comment for this project. It’s engaged residents that keep our City beautiful and 

lively, while holding everyone involved accountable. I truly appreciate it.  

 

Doug Yormick 
Assistant Planner | Community Planning and Development 

1775 12th Ave NW 

Issaquah, WA 98027  

425.837.3083 

dougy@issaquahwa.gov 

 

 

 

From: atberns@gmail.com <atberns@gmail.com>  

Sent: Thursday, September 30, 2021 3:20 PM 

To: Doug Yormick <DougY@issaquahwa.gov>; CPD [External] <cpd@issaquahwa.gov> 

Cc: 'alessandra berns' <alessanp1@hotmail.com>; atberns@gmail.com 

Subject: Opposition to the Hyla Crossing Stormwater Discharge 

 

File Number: SH021-00010 

 

Mr Yormick, 
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My family resides at 5152 NW Sammamish Road. Our neighbors received the notice of application for the Hyla Crossing 

Stormwater Discharge. Though you failed to notify us, I am writing in strong opposition of this proposal.   

 

Eagle Cove is transforming before our eyes and is being destroyed by the sediment from the existing outflows from the 

new developments and from Schneider Creek. As our neighbors will attest, our docks and properties now go completely 

underwater each year which has damaged our property, our approved docks and our boat lift mechanisms. The fact that 

you are even considering dumping more stormwater directly into the lake and next to our property and a super popular 

park is baffling and concerning. You need to send the storm water to an area 200 feet to the east and dump it in marshy 

wetlands to absorb and minimize the impact. 

 

Please add me as a Party of Record for this project. 

 

Adam T. Berns 

5152 NW Sammamish Road 

Issaquah, WA 98027 

atberns@gmail.com 
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Doug Yormick

From: Doug Yormick

Sent: Monday, September 27, 2021 2:08 PM

To: Ed Mills

Subject: RE: Rowley Properties stormwater drainage permit

Ed, 

 

Thank you for taking the time to provide a public comment on the proposed stormwater pumpstation. I’ll provide you 

with some information about the pump station and the treatment the water will receive prior to discharge into Lake 

Sammamish. The Notice of Decision will consolidate and provide responses to the comments we receive. We will also 

forward your comments to the Applicant for a response from them.  

 

The comment period stated on the Notice of Application 1) encourages the public to submit their comments early in the 

process and 2) ensures that there is a period in which comments may be submitted and no decision will be issued.  

However, we may not be prepared to issue the decision at the close of the comment period. We accept comments until 

the decision is issued, though we prefer comments sooner so that we have sufficient time to take them under 

consideration. Additionally, there will be a neighborhood environmental meeting to hear more details about the 

proposal and provide additional comments.  

 

The stormwater will be treated prior to discharge to Lake Sammamish. The treatment process will remove many 

common pollutants, including phosphorous from pollution generating sources such as parking lots and roadways. I can 

put you in touch with one of our review engineers who can describe the treatment process in much better detail than I 

just described. Currently untreated stormwater flows into our waterways, mainly Tibbets Creek prior to discharge into 

Lake Sammamish. The proposed method should eliminate any pollution concerns. 

 

Despite the pumpstation being constructed by Rowley Properties the ownership and maintenance responsibility will be 

transferred to the City upon completion. This public/private partnership was negotiated as part of Rowley's 

Development Agreement with the City in the early 2010's. Our Public Works staff will be tasked with periodic 

maintenance of the building, discharge pipe, and outfall to ensure everything is in great condition.  

 

If you’d like to remain engaged throughout the process you can become a party of record. Being a party of record 

ensures you are kept up to date with any decisions that are made about this project in the future. You can also look at 

our active projects map where I’ll post any new documents that are pertinent for the review. If you’d like to be a party 

of record just respond to this email stating those intentions.  

 

Thank you again for providing public comment for this project. It’s engaged residents that keep our City beautiful and 

lively, while holding everyone involved accountable. I truly appreciate it. 

 

Doug Yormick 

Assistant Planner | Community Planning and Development 

1775 12th Ave NW 

Issaquah, WA 98027  

425.837.3083 

dougy@issaquahwa.gov 

 

 

-----Original Message----- 

From: Ed Mills <EdM@kidem.org>  
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Sent: Friday, September 24, 2021 6:36 PM 

To: Doug Yormick <DougY@issaquahwa.gov> 

Subject: Rowley Properties stormwater drainage permit 

 

 

Please ensure that the Rowley Properties stormwater drainage permit passes the City Shoreline Management standards. 

 

A pumped sulution without permanent maintenace is a recipe for eventual failure without a clear line of responsibility. 

 

Thanks, 

    Ed Mills 
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Doug Yormick

From: Doug Yormick

Sent: Monday, September 27, 2021 2:20 PM

To: Suzanne Marston

Subject: RE: Pollution and Stormwater into Lake Sammamish- Rowley Properties Hyla Crossing.

Suzzane, 

 

Thank you for taking the time to provide a public comment on the proposed stormwater pumpstation. I’ll provide you 

with some information about the pump station and the treatment the water will receive prior to discharge into Lake 

Sammamish. The Notice of Decision will consolidate and provide responses to the comments we receive. We will also 

forward your comments to the Applicant for a response from them.  

 

The comment period stated on the Notice of Application 1) encourages the public to submit their comments early in the 

process and 2) ensures that there is a period in which comments may be submitted and no decision will be 

issued.  However, we may not be prepared to issue the decision at the close of the comment period. We accept 

comments until the decision is issued, though we prefer comments sooner so that we have sufficient time to take them 

under consideration. Additionally, there will be a neighborhood environmental meeting to hear more details about the 

proposal and provide additional comments.  

 

The stormwater will be treated prior to discharge to Lake Sammamish to Department of Ecology standards for 

stormwater. The treatment process will remove many common pollutants, including phosphorous from pollution 

generating sources such as parking lots and roadways. I can put you in touch with one of our review engineers who can 

describe the treatment process in much better detail than I just described. Currently untreated stormwater flows into 

our waterways, mainly Tibbets Creek prior to discharge into Lake Sammamish. The proposed method should eliminate 

any pollution concerns. 

 

Despite the pumpstation being constructed by Rowley Properties the ownership and maintenance responsibility will be 

transferred to the City upon completion. This public/private partnership was negotiated as part of Rowley's 

Development Agreement with the City in the early 2010's. Our Public Works staff will be tasked with periodic 

maintenance of the building, discharge pipe, and outfall to ensure everything is in great condition. 

 

Other alternatives were explored during the development of the Rowley’s Development Agreement, including onsite 

detention. The detention pond was determined to not be feasible due to the enormous size of the pond and site 

constraints. Discharging to a wetland would cause a different set of issues, such as flow control during a rain event and 

disrupting the delicate hydrology of the wetland and/or nearby streams. In the end the Mater Drainage Plan outlined in 

the Rowley Development Agreement identified direct discharge of treated stormwater as the preferred method. More 

information regarding the history and method will be better outlined in the subsequent Neighborhood Environmental 

Meeting.  

 

If you’d like to remain engaged throughout the process you can become a party of record. Being a party of record 

ensures you are kept up to date with any decisions that are made about this project in the future. You can also look at 

our active projects map where I’ll post any new documents that are pertinent for the review. If you’d like to be a party 

of record just respond to this email stating those intentions.  

 

Thank you again for providing public comment for this project. It’s engaged residents that keep our City beautiful and 

lively, while holding everyone involved accountable. I truly appreciate it. 

 

Doug Yormick 
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Assistant Planner | Community Planning and Development 

1775 12th Ave NW 

Issaquah, WA 98027  

425.837.3083 

dougy@issaquahwa.gov 

 

 

 

 

 

From: Suzanne Marston <smarston7@comcast.net>  

Sent: Saturday, September 25, 2021 9:14 AM 

To: Doug Yormick <DougY@issaquahwa.gov> 

Subject: Pollution and Stormwater into Lake Sammamish- Rowley Properties Hyla Crossing. 

 

Please do not allow a variance on this stormwater drainage. We need to protect our environment!  
 
The Rowley Properties stormwater drainage pipe permit from their big development across I-90 into 
Lake Sammamish failed to pass the City Shoreline Management standards. Now they are seeking a 
variance. This time in a new and worse location, into a small cove that is habitat for juvenile salmon 
and other species including Heron, freshwater clams and various fish species. This location is a main 
pathway to salmon spawning over at Issaquah Creek. water could drain into a detention pond they 
create on their own property or into Issaquah's wetland field, but neither wants to sacrifice their land, 
so it is proposed to pump it almost 3000' feet and dump it into lake Sammamish. This includes water 
from roof tops, gutters, parking lots.  
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Doug Yormick

From: Doug Yormick

Sent: Monday, September 27, 2021 2:21 PM

To: Julia Spangler

Subject: RE: Rowley water

Julia, 

 

Thank you for taking the time to provide a public comment on the proposed stormwater pumpstation. I’ll provide you 

with some information about the pump station and the treatment the water will receive prior to discharge into Lake 

Sammamish. The Notice of Decision will consolidate and provide responses to the comments we receive. We will also 

forward your comments to the Applicant for a response from them.  

 

The comment period stated on the Notice of Application 1) encourages the public to submit their comments early in the 

process and 2) ensures that there is a period in which comments may be submitted and no decision will be 

issued.  However, we may not be prepared to issue the decision at the close of the comment period. We accept 

comments until the decision is issued, though we prefer comments sooner so that we have sufficient time to take them 

under consideration. Additionally, there will be a neighborhood environmental meeting to hear more details about the 

proposal and provide additional comments.  

 

The stormwater will be treated prior to discharge to Lake Sammamish to Department of Ecology standards for 

stormwater. The treatment process will remove many common pollutants, including phosphorous from pollution 

generating sources such as parking lots and roadways. I can put you in touch with one of our review engineers who can 

describe the treatment process in much better detail than I just described. Currently untreated stormwater flows into 

our waterways, mainly Tibbets Creek prior to discharge into Lake Sammamish. The proposed method should eliminate 

any pollution concerns. 

 

Despite the pumpstation being constructed by Rowley Properties the ownership and maintenance responsibility will be 

transferred to the City upon completion. This public/private partnership was negotiated as part of Rowley's 

Development Agreement with the City in the early 2010's. Our Public Works staff will be tasked with periodic 

maintenance of the building, discharge pipe, and outfall to ensure everything is in great condition. 

 

Other alternatives were explored during the development of the Rowley’s Development Agreement, including onsite 

detention. The detention pond was determined to not be feasible due to the enormous size of the pond and site 

constraints. Discharging to a wetland would cause a different set of issues, such as flow control during a rain event and 

disrupting the delicate hydrology of the wetland and/or nearby streams. In the end the Mater Drainage Plan outlined in 

the Rowley Development Agreement identified direct discharge of treated stormwater as the preferred method. More 

information regarding the history and method will be better outlined in the subsequent Neighborhood Environmental 

Meeting.  

 

If you’d like to remain engaged throughout the process you can become a party of record. Being a party of record 

ensures you are kept up to date with any decisions that are made about this project in the future. You can also look at 

our active projects map where I’ll post any new documents that are pertinent for the review. If you’d like to be a party 

of record just respond to this email stating those intentions.  

 

Thank you again for providing public comment for this project. It’s engaged residents that keep our City beautiful and 

lively, while holding everyone involved accountable. I truly appreciate it. 

 

Doug Yormick 
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Assistant Planner | Community Planning and Development 

1775 12th Ave NW 

Issaquah, WA 98027  

425.837.3083 

dougy@issaquahwa.gov 

 

 

 

 

From: Julia Spangler <jespangler@gmail.com>  

Sent: Saturday, September 25, 2021 10:40 AM 

To: Doug Yormick <DougY@issaquahwa.gov> 

Subject: Rowley water 

 

Dear Doug, 

 

I would like to add my voice to others who are concerned about the drainage from Rowley developments going into 

sensitive areas of Lake Sammamish.  Please let us stop sacrificing  essential natural systems to our greed in making the 

most money from developments.  Business does not trump nature, especially when our salmon populations are already 

so stressed by climate change and development all over the area. 

 

I suspect you know all of the arguments.  Please don't succumb to pressure from powerful, rich corporations.  They can 

use their own land to make a containment pond, and they can make it pretty like the containment pond at Pickering 

Place.  Do it right for the good of the whole, including the health of our lake. 

 

Julia Spangler 
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Doug Yormick

From: Doug Yormick

Sent: Monday, September 27, 2021 2:22 PM

To: adrebin346@gmail.com

Subject: RE: Hyla Crossing and Rowley Center Project

Anne 

 

Thank you for taking the time to provide a public comment on the proposed stormwater pumpstation. I’ll provide you 

with some information about the pump station and the treatment the water will receive prior to discharge into Lake 

Sammamish. The Notice of Decision will consolidate and provide responses to the comments we receive. We will also 

forward your comments to the Applicant for a response from them.  

 

The comment period stated on the Notice of Application 1) encourages the public to submit their comments early in the 

process and 2) ensures that there is a period in which comments may be submitted and no decision will be 

issued.  However, we may not be prepared to issue the decision at the close of the comment period. We accept 

comments until the decision is issued, though we prefer comments sooner so that we have sufficient time to take them 

under consideration. Additionally, there will be a neighborhood environmental meeting to hear more details about the 

proposal and provide additional comments.  

 

The stormwater will be treated prior to discharge to Lake Sammamish to Department of Ecology standards for 

stormwater. The treatment process will remove many common pollutants, including phosphorous from pollution 

generating sources such as parking lots and roadways. I can put you in touch with one of our review engineers who can 

describe the treatment process in much better detail than I just described. Currently untreated stormwater flows into 

our waterways, mainly Tibbets Creek prior to discharge into Lake Sammamish. The proposed method should eliminate 

any pollution concerns. 

 

Despite the pumpstation being constructed by Rowley Properties the ownership and maintenance responsibility will be 

transferred to the City upon completion. This public/private partnership was negotiated as part of Rowley's 

Development Agreement with the City in the early 2010's. Our Public Works staff will be tasked with periodic 

maintenance of the building, discharge pipe, and outfall to ensure everything is in great condition. 

 

Other alternatives were explored during the development of the Rowley’s Development Agreement, including onsite 

detention. The detention pond was determined to not be feasible due to the enormous size of the pond and site 

constraints. Discharging to a wetland would cause a different set of issues, such as flow control during a rain event and 

disrupting the delicate hydrology of the wetland and/or nearby streams. In the end the Mater Drainage Plan outlined in 

the Rowley Development Agreement identified direct discharge of treated stormwater as the preferred method. More 

information regarding the history and method will be better outlined in the subsequent Neighborhood Environmental 

Meeting.  

 

If you’d like to remain engaged throughout the process you can become a party of record. Being a party of record 

ensures you are kept up to date with any decisions that are made about this project in the future. You can also look at 

our active projects map where I’ll post any new documents that are pertinent for the review. If you’d like to be a party 

of record just respond to this email stating those intentions.  

 

Thank you again for providing public comment for this project. It’s engaged residents that keep our City beautiful and 

lively, while holding everyone involved accountable. I truly appreciate it. 

 

Doug Yormick 
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Assistant Planner | Community Planning and Development 

1775 12th Ave NW 

Issaquah, WA 98027  

425.837.3083 

dougy@issaquahwa.gov 

 

 

 

 

From: adrebin346@gmail.com <adrebin346@gmail.com>  

Sent: Saturday, September 25, 2021 5:39 PM 

To: Doug Yormick <DougY@issaquahwa.gov> 

Subject: Hyla Crossing and Rowley Center Project 

 

Hello – I understand Rowley Properties is seeking a variance for stormwater runoff from their Hyla Crossing 

project.   Even though I’m not an Issaquah resident, I live very close to Lake Sammamish and very much oppose the 

granting of this variance.  This area is the habitat for some amazing birds and fish, including spawning salmon.   Please 

do the environmentally correct thing and deny this variance. 

 

Thank you! 

-Anne  
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Doug Yormick

From: Doug Yormick

Sent: Monday, September 27, 2021 2:23 PM

To: Albert Ting 7070

Subject: RE: Install Pump station and force main in lieu of detention for Hyla 

Albert, 

 

Thank you for taking the time to provide a public comment on the proposed stormwater pumpstation. I’ll provide you 

with some information about the pump station and the treatment the water will receive prior to discharge into Lake 

Sammamish. The Notice of Decision will consolidate and provide responses to the comments we receive. We will also 

forward your comments to the Applicant for a response from them.  

 

The comment period stated on the Notice of Application 1) encourages the public to submit their comments early in the 

process and 2) ensures that there is a period in which comments may be submitted and no decision will be 

issued.  However, we may not be prepared to issue the decision at the close of the comment period. We accept 

comments until the decision is issued, though we prefer comments sooner so that we have sufficient time to take them 

under consideration. Additionally, there will be a neighborhood environmental meeting to hear more details about the 

proposal and provide additional comments.  

 

The stormwater will be treated prior to discharge to Lake Sammamish to Department of Ecology standards for 

stormwater. The treatment process will remove many common pollutants, including phosphorous from pollution 

generating sources such as parking lots and roadways. I can put you in touch with one of our review engineers who can 

describe the treatment process in much better detail than I just described. Currently untreated stormwater flows into 

our waterways, mainly Tibbets Creek prior to discharge into Lake Sammamish. The proposed method should eliminate 

any pollution concerns. 

 

Despite the pumpstation being constructed by Rowley Properties the ownership and maintenance responsibility will be 

transferred to the City upon completion. This public/private partnership was negotiated as part of Rowley's 

Development Agreement with the City in the early 2010's. Our Public Works staff will be tasked with periodic 

maintenance of the building, discharge pipe, and outfall to ensure everything is in great condition. 

 

Other alternatives were explored during the development of the Rowley’s Development Agreement, including onsite 

detention. The detention pond was determined to not be feasible due to the enormous size of the pond and site 

constraints. Discharging to a wetland would cause a different set of issues, such as flow control during a rain event and 

disrupting the delicate hydrology of the wetland and/or nearby streams. In the end the Mater Drainage Plan outlined in 

the Rowley Development Agreement identified direct discharge of treated stormwater as the preferred method. More 

information regarding the history and method will be better outlined in the subsequent Neighborhood Environmental 

Meeting.  

 

If you’d like to remain engaged throughout the process you can become a party of record. Being a party of record 

ensures you are kept up to date with any decisions that are made about this project in the future. You can also look at 

our active projects map where I’ll post any new documents that are pertinent for the review. If you’d like to be a party 

of record just respond to this email stating those intentions.  

 

Thank you again for providing public comment for this project. It’s engaged residents that keep our City beautiful and 

lively, while holding everyone involved accountable. I truly appreciate it. 

 

Doug Yormick 
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Assistant Planner | Community Planning and Development 

1775 12th Ave NW 

Issaquah, WA 98027  

425.837.3083 

dougy@issaquahwa.gov 

 

 

 

 

From: Albert Ting 7070 <alt7070@hotmail.com>  

Sent: Saturday, September 25, 2021 8:42 PM 

To: Doug Yormick <DougY@issaquahwa.gov> 

Subject: Install Pump station and force main in lieu of detention for Hyla  

 

Hi, can you give me more info about this?  

 

Why would they want a pump station in lieu of detention?  

Is the environmental impact of a code compliant solution (with no variance) better than one with the variance? 

 

Thx, 

AlbertT 



 

 
 
June 8, 2022 
 
 
Doug Yormick 
Associate Environmental Planner 
City of Issaquah Department of Planning and Development 
PO Box 1307 
Issaquah, WA 98027 
 
Subject: Hyla Crossing Pumped Stormwater Discharge 
 Lake Sammamish Level Study 
 
Dear Doug: 
 
Based on public comment during the City’s requested neighborhood environmental review (post 
Planned Action Ordinance and associated Project level SEPA MDNS) over the Hyla Crossing 
Pumped Stormwater Discharge (Project) near shore outfall to Lake Sammamish, the city requested 
Rowley Properties to study the Project’s effect on Lake Sammamish’s water level.  Attached to this 
letter is the requested analysis by West Consultants, Inc., a respected local hydrologic and water 
resources engineering firm. 
 
PROJECT DESCRIPTION 

 
Currently, the majority of stormwater runoff from approximately 48 acres of Hyla Crossing is 
conveyed mostly un-detained via catch basins and pipes to Tibbetts Creek via existing outfalls and 
the WSDOT I-90 East-Bound ditch.  During the preparation of the Hyla Crossing Master 
Development Agreement, it was determined that traditional buried or surface storm detention was 
infeasible due to the extremely poor soils and high groundwater table.  The solution documented in 
the Master Development Agreement and approved by a Final SEPA Mitigated Determination of 
Non-Significance was to pump the equivalent of the storm detention requirement to Lake 
Sammamish.  In essence, the proposed pump station is a substitute for a typical storm detention 
system. 
 
The Project did consider traditional detention onsite with discharges only to Tibbetts Creek.  The 
detention vault required to achieve the same hydraulic performance as the pump station would 
contain approximately 558,000-cubic feet of storage.  The excavation for this vault would be 
approximately 20-feet deep to allow gravity flow from upstream storm drain systems.  Given the 
high groundwater table on the site, the uplift pressures on this large of a structure at ±20-foot depth 
would be infeasibly high to resist with traditional structural methods.  Vertical soil anchors were 
considered to resist uplift on the vault floor; however, the peat soils make those infeasible as well.   
 
Attached appendix contains exhibits that visually explain the scope of the Project. 
 
 
 
 
 
 

Exhibit 7



Lake Sammamish Level Study 
June 8, 2022 
Page 2 
 
 
 
 
ENVIRONMENTAL COMPLIANCE 

 
The City of Issaquah drainage manual, as well as all other Western Washington drainage manuals, 
designate Lake Sammamish as a Flow Control Exempt Receiving Water Body.  Essentially, this 
means that the lake and its outfall have sufficient capacity to accept runoff from current and future 
developments within its drainage basin with no significant environmental damage.  This 
designation allows for direct discharge of stormwater to the lake from new development without 
any flow control.  Water quality standards are, of course, still applicable to lake discharges.   
 
Tibbetts Creek is listed as a fish bearing water body and is therefore subject to the Flow Control 
Performance Standard.  This standard is intended to mimic forested or wetland conditions that 
were present prior to original development in which natural land conditions release stormwater 
runoff slower than developed land conditions.  Increased rate of stormwater discharge due to hard 
surface development cause erosion and sedimentation buildup in the stream channel that harms 
fish spawning viability.   
 
The Project proposes to divert the excess stormwater generated from new development from the 
sensitive Tibbetts Creek to the more robust and flow control exempt Lake Sammamish.  Base flows 
to Tibbetts Creek are maintained to preserve its aquatic habitat.  By protecting Tibbetts Creek 
through the diversion of excess flows to Lake Sammamish, the Project is proposing the better 
environmental solution in compliance with the City of Issaquah drainage manual. 
 
 
SUMMARY 

 
The residents along the southern shoreline of Lake Sammamish have realized real impacts to their 
shoreline improvements caused by extreme weather conditions and the way the lake outfall is 
managed.  By bringing this to our attention, we have responded by: 
 

1. Hiring West Consultants to analyze the Project’s contribution to the lake level.  As shown in 
the attached study, the Project’s contribution to lake level is negligible.   
 

2. Engaging King County to better understand the issues associated with the lake basin.  We 
now understand this year King County will be hiring a consultant to perform a 
comprehensive lake study to develop recommendations for improvements and managing 
the lake basin. 

 
 
Sincerely, 
 
 
 
Martin F. Chase, PE 
Principal 
 
1800530 
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Technical Memorandum                   

WEST Consultants, Inc.  
12509 Bel-Red Road, Suite 100 

Bellevue, WA 98005-2535 

(425) 646-8806 (office) 

(425) 646-0570 (fax) 

www.westconsultants.com 

 

Date:  June 7, 2022 

To:  Chris Borzio, KPFF 

From: Raymond Walton, PhD, PE, D.WRE 

Subject: Lake Sammamish Impacts from Hyla Crossing Stormwater Discharges 
 

 

1. INTRODUCTION 

The Hyla Crossing Pumped Stormwater Discharge project is intended to manage flows from a 

future development of 47.7 acres of Commercial Property in Issaquah, Washington.  The project 

proposes to manage on-site stormwater by pumping the predeveloped base flow runoff directly to 

Tibbetts Creek and the equivalent of the storm detention requirement pumped directly to Lake 

Sammamish.  Post-developed overflow runoff exceeding the storm detention requirements would 

gravity flow to Tibbetts Creek similar to a typical storm detention system.  In essence, the proposed 

pump station is a substitute for a typical buried storm detention system.   

Concern has been raised that these discharges to Lake Sammamish will ultimately raise levels in 

Lake Sammamish and negatively alter lakeside structures.  The purpose of this technical 

memorandum is to evaluate these questions below. 

From a hydrologic and hydraulic (H&H) point of view, the two questions to be addressed are: 

1. Will the discharges from the development cause any increase in water surface elevations 

(WSELs) in Lake Sammamish compared to existing conditions, and 

2. Will the pumped discharge to the small cove to the west of where Tibbetts Creek enters 

Lake Sammamish significantly elevate WSELs in the cove, and impact the docks of 

nearby homeowners? 

2. Impacts to Water Levels in Lake Sammamish 

KPFF is evaluating a design concept in which stormwater runoff from the site is split between a 

discharge to Tibbetts Creek that mimics a pre-development condition and discharging excess flow 

to a cove of Lake Sammamish just to the west of where Tibbetts Creek enters Lake Sammamish 

(“Proposed” Condition).  In addition, they are comparing the effects of stormwater detention 

(“Detention” Condition) to the “Proposed” Condition.  In the “Detention” Condition scenario, they 
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considered a vault that would collect and store stormwater and release it to Tibbetts Creek so as 

not to exceed the maximum pre-development discharge.  The concern expressed by some property 

owners is that the stormwater discharges from project site to Lake Sammamish could increase 

water surface elevations (WSELs) in Lake Sammamish. 

 

To evaluate the potential impacts of stormwater discharges on WSELs in Lake Sammamish, KPFF 

provided output from a hydrologic model run for a 60-year period for “Existing”, “Proposed”, and 

“Detention” conditions.  The results were provided as hourly discharges.  Table 1 lists the average 

stormwater discharge for each condition modeled.  The table also lists the maximum difference in 

hourly discharges compared to “Existing” conditions.  This would be the upper limit of any 

increase in flow that might be seen at the outlet weir at the north end of Lake Sammamish. 

Table 1.  Average Stormwater Discharges 

Condition Average 

Stormwater 

Discharge 

Maximum Hourly 

Discharge (date) 

Maximum Increase 

in Hourly Discharge 

Maximum Increase 

in 24-hour running 

average discharges 

Existing 0.23 cfs 33.9 cfs (11/4/1998)   

Proposed1 0.22 cfs 31.8 cfs (11/4/1998) 0.4 cfs 0.3 cfs 

Detention 0.22 cfs Discharge smoothed 9.4 cfs 4.7 cfs 

Note: 1 “Proposed” condition includes discharges to Tibbetts Creek and the pumped runoff to the Cove 

 

Lake Sammamish is about 7.3 miles long and has an average depth of 58 feet.  Therefore, the wave 

celerity (wave speed) is approximately 43.2 ft/sec and the travel time of a gravity wave from the 

mouth of Tibbetts Creek to the north end of the Lake is approximately 15 minutes.  There is an 

overflow weir in Marymoor Park that controls water levels in Lake Sammamish and outflows to 

the upper Sammamish River.  This travel time is significantly less than the interval (one hour) of 

the results from the hydrologic model, and therefore we can assume that discharges to the south 

end of Lake Sammamish are “felt” at the northern end, and the overflow weir, within the resolution 

of the hydrologic model’s output.  We can also assume that, to first order, Lake WSELs are 

essentially flat, in the absence of non-discharge conditions (such as wind). 

 

The average annual discharge at USGS streamflow gauge 12125200, Sammamish River Near 

Woodinville, is 311 cfs.  However, the County believes that discharges from Lake Sammamish 

are influenced by backwater from Bear Creek.  King County has a gauge, M51, located in the 

Sammamish River but closer to the lake’s outlet.  Using available M51 data from July 2001 to 

May 2022, the minimum reported flow is 16.1 cfs.  We will assume that this would be a “worst 

case” low discharge to the Sammamish River during conditions in which stormwater from the 

Hyla Crossing project is being discharged to Lake Sammamish, as the rainy season will generally 

see larger flows in the Sammamish River and higher Lake levels. 
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King County developed a hydraulic model of the Sammamish River and included Lake 

Sammamish at the upstream extent.  The model also includes the outlet weir in Marymoor Park, 

Redmond that controls WSELs in Lake Sammamish.  Table 2 shows the part of the elevation-

volume curve developed for the hydraulic model that covers the operating range of Lake 

Sammamish. 

Table 2.  Lake Sammamish Elevation-Volume Table 

Stage Volume 

20.4 ft NAVD88 238,751 ac-ft 

32.6 ft NAVD88 296,143 ac-ft 

 

The maximum hourly difference in stormwater discharges to Lake Sammamish is 0.4 cfs (Table 

1).  Using the information in Table 2, it would take a discharge of 0.4 cfs about 24 days to increase 

the Lake level by 0.01 and more than 2 days to increase it by 0.001 feet.  And during any long 

averaging period, the averaged flow difference would decrease.  For example, the maximum 2-

day difference is 0.23 cfs, which would lengthen the appropriate averaging period. 

 

To evaluate the difference in Lake Sammamish WSELs, we used the King County Sammamish 

River model to develop a rating curve of elevations versus flow at the outlet weir from Lake 

Sammamish.  From this rating curve, an increase in outflow from the minimum value of 16.1 cfs 

(reported at King County’s M51 gauge) by 0.23 cfs would increase the water surface elevation by 

only 0.003 feet.  Under maximum (but unrealistic) detention basin conditions, the increase would 

be about 0.06 feet for a maximum daily increase of 0.47 cfs. 

 

 
Figure 1.  Rating Curve at Lake Sammamish Outlet Weir from King County Model of Sammamish River 
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This is a conservative estimate of “increases” in Lake Sammamish WSELs, and does not consider 

many other factors, such as wind and offsetting decreases in Lake WSELs. 

 

3. Effect of Discharges to Cove West of Tibbetts Creek 

The results of the hydrologic model show a maximum discharge to the cove at the north side of 

Lake Sammamish Park of 11.6 cfs.  To evaluate the impact of this maximum discharge on WSELs 

in the cove, we developed a two-dimensional (2D) hydraulic model of the cove using HEC-RAS 

version 6.2.  Figure 2 shows the 2D grid used, developed using a resolution of 20 feet, and the 

location of boundary conditions.  A constant inflow of 11.6 cfs was specified at the inflow 

boundary and a fixed WSEL of 32 feet specified at the “Cove Boundary”.  A uniform Manning’s 

n roughness value of 0.03 was specified. 

 

The terrain was developed using a combination of (1) a bathymetric survey of part of the cove 

provided by KPFF, (2) 5-feet contours of the lake developed from soundings obtained by King 

County, and (3) the most recent LiDAR coverage of the area.  These data were “blended” to match 

the boundary between 5-feet sounding contour data and LiDAR, and then imposing the site 

bathymetry where measured. 

 

Figure 3 shows the terrain after all three data sources are “blended”.  As can be seen in the figure, 

the depths in the bathymetric survey area are up to 15 feet deeper than shown in the terrain 

developed without the bathymetric survey (Figure 4).  As we would expect a greater increase in 

WSELs for shallower flows, we elected to use the terrain shown in Figure 4, without the 

bathymetric survey, to be conservative. 

 

The results of the model (Figure 5) show an increase in WSEL of 0.00002 feet at the mouth of the 

smaller cover near the discharge location and no increase (to 5 decimal places) at the dock closest 

to the discharge location.  These increases are well within the normal “no rise” criterion of 0.00 

feet and represent no significant increases in WSELs. 
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Figure 2.  Grid Used to Evaluate Cove Discharge 
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Figure 3.  Blended Terrain for Cove Model 
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Figure 4.  Blended Soundings and LiDAR for Cove Model 
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Figure 5.  Maximum Increases in Water Surface Elevations 

4. CONCLUSIONS 

In addressing the two issues raised in the Introduction, the analyses showed: 

1. Overall Lake Sammamish WSELs would decrease as the project would decrease the 

average annual discharge from 0.23 cfs to 0.22 cfs under both “Proposed” and 

“Detention” conditions. 

2. The analysis shows that under “Proposed” Conditions, the maximum increase in Lake 

Sammamish WSELs is 0.003 feet.  This “worst case” estimate assumes high stormwater 

discharges from the Hyla Crossing Project during extreme low outflows from Lake 

Sammamish. 

3. The maximum pumped discharge of water to the cove to the west of the mouth of 

Tibbetts Creek would result in no increase (to 5 decimal places) at the dock closest to the 

discharge location. 

4. Both of these WSEL maximum increases are well within the normal “no rise” criterion of 

0.00 feet (to two decimal places). 
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APPENDIX

-  Hyla Crossing Drainage Basin

-  Pumped Stormwater Path to Lake Washington

-  Pump Station Schematic - Site Plan

-  Pump Station Schematic - Section

-  Pump Station Schematic - Pump Chamber
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TECHNICAL MEMORANDUM 

DATE: August 18, 2022 

TO: Doug Yormik, City of Issaquah 
Gary Schimek, City of Issaquah 

FROM: Paul Fendt, PE  

SUBJECT: Hyla Crossing Pumped Stormwater Discharge Lake Sammamish Level Study Peer Review  

CC:  John Phillips 
  

Parametrix was tasked by the City of Issaquah (City) on July 28, 2022, to complete a peer review of the Hyla 
Crossing Pumped Stormwater discharge and Lake Sammamish level study.  The review includes two documents: a 
cover letter dated June 8, 2022 from Martin Chase of KPFF and a technical memorandum (West TM) with 
appendix dated June 7, 2022 from Raymond Walton of West Consultants.  No other materials were provided.   I 
also reviewed other supplemental relevant background information from internet searches, such as the 
approximate surface area of Lake Sammamish (7.6 sq mi).  The scope of the peer review was to review and 
comment on the provided materials and West TM conclusions, which are provided to address two questions: 

Will the discharges from the development cause any increase in water surface elevation (WSELs) in 
Lake Sammamish compared to existing conditions, and 

Will the pumped discharge to a small cove to the west of where Tibbets Creek enters Lake 
Sammamish significantly elevate WSELs in the cove, and impact the docks of nearby homeowners. 

The review consists of considerations and comments on each section as presented in the West TM, followed by 
an opinion on the conclusions and findings of the West TM. 

Introduction 

The future development site area (the site) proposed for stormwater management is 47.7 acres.  No information 
was provided as to the current land cover or soils in the existing or proposed condition, nor were modeling inputs 
provided.  This review therefore defers the review of the modeling to others and is limited to the comparison of 
outputs presented in the West TM. 

The basis of the comparison is an evaluation of the “split” management of stormwater flows from the site.  The 
proposal seeks to send base flow to Tibbets Creek, pump detention-equivalent flows to Lake Sammamish via a 
pipe, and allow flows in excess of the stormwater detention requirements to overflow via gravity to Tibbets Creek.  
As noted in the West TM, this approach intends to manage (pump) the same stormwater as a normal stormwater 
management detention approach. 

Comment: The proposal requires an assessment of the proposed flow split for the pump design.  These are not 
completely fixed numbers – they can vary by event size, time of year, etc.  While this flow pathway split is an 
important consideration for the design of this system, the difference in flow disposition is not a key consideration 
because the total amount of water to be pumped or discharged is the same in all conditions.    

Impacts to Water Levels in Lake Sammamish 

Exhibit 8
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The West TM describes the obligation of the project to manage stormwater discharges to the “pre-developed” 
condition, modeling the amount of water to be detained in a vault system and discharged at the required pre-
development rate.  The project discharge rates were modeled and characterized by “average stormwater 
discharge” and “maximum hourly discharge” rates in Table 1 in the West TM (inserted below for quick reference).  
These are values to be used for a comparison of existing and future conditions to assess potential impacts on lake 
levels.  Notably, the increased hourly discharge for the highest hourly discharge rate for the 60-years of record 
modeled is 0.4 cfs.  When evaluated as a hydrograph over any 24-hour period, the increase is 0.3 cfs.  While 0.3 
cfs is more representative of the distributed volume of a large storm over a day, the 0.4 cfs would be more 
representative of an instantaneous peak flow. Additional discussion of applying this value is described below.  

 

Table 1 shows that the proposed condition average stormwater discharge and maximum hourly discharge would 
decrease between the existing condition and proposed condition, and notes that the proposed condition includes 
Tibbetts discharges and pumped runoff.  Unless there is a third stream of water diversion, infiltration, or other 
storage in the system that has not been described, it is unlikely that the flows would decrease as shown in the 
table.  It is also unclear how the maximum increase in hourly discharge (column three) could be a positive 
number, when the 0.4 cfs difference under proposed conditions would appear to be the difference in maximum 
hourly discharge between existing and proposed conditions and the table shows a decrease. 

No back-up information with modeling inputs or modeling results were provided for review, therefore it is not 
clear why the average and maximum hourly discharges decrease while the maximum increase in hourly discharge 
goes up 0.4 cfs in the “proposed” condition (and more in the detention condition).  However, if using the increase 
of 0.4 cfs, the West TM goes on to describe the influence of an increase in 0.4 cfs alone on lake levels.  The 
calculations made on the time to increase the overall lake level at this increased rate appear correct (using a lake 
area of about 7.6 sq mi).  This is a reasonable approach to evaluating the potential to address study question 1, 
notably the potential for any increase, and if the increase of 0.4 cfs is correct, then the findings of no impact is 
correct. 

When the maximum increase in hourly discharge and average discharge is applied as described, it is very unlikely 
that these concurrent events would occur as presented.  For example, this is the rate (0.4 cfs) for the one-hour 
maximum, while the by comparison the maximum for a two-day period is reported in the West TM as 0.23 cfs.  
The shorter time frame would be expected to have a greater difference than longer time frames under these 
circumstances.  However, the 0.4 cfs represents an increase, and the 0.23 represents existing conditions, which I 
believe has been done to demonstrate that the potential difference in scale of flow changes as the length of the 
flow comparison time (hydrograph length) increases.  This comparison is reasonable for this purpose but the 
magnitude of the values cannot be confirmed without additional information. 
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The description of the use of hourly peak flow information and the relationship to the travel time of a “wave” on 
Lake Sammamish is reasonable and we have no additional comment on that methodology. 

Regarding the use of stream gauges and information for establishing the potential downstream influences below 
the Lake Sammamish weir, we have not independently confirmed the data from weir or the unreferenced King 
County source, but due to my personal knowledge of the system from past investigations, these data are 
reasonable and in my opinion are unlikely to have any meaningful influence on the study question. 

It is unclear how the data in Table 2 were used to assess potential rise due to increased flows.  The storage 
volume at each stage could be used to reflect a stage-storage curve, which could be used to calculate the rise due 
to the increased flow.  The lake surface area I described above has similar results, therefore the outcomes for lake 
rise estimates apparently using the stage-storage data are reasonable and I would concur with the findings using 
those input rates. 

The evaluation using the rating curve for the outlet weir considered the average daily flow at low discharge levels, 
which would seem to have the greatest relevant influence on stages due to any increase in lake inputs.  It is 
unclear why this was done, as it doesn’t reflect potential stage increases at peak inflow and lake stages, which is 
where the overall concern is placed.  It does, however, confirm the relative low influence of peak flows from this 
site on a system of this size by showing that if the weir had this flow increase applied, the stage of the lake would 
increase by the stages shown.  This evaluation does not have a meaningful contribution to the findings. 

Effect of Discharges to Cove West of Tibbetts Creek 

This evaluation was prepared to determine if flow added to a particular location in the lake would cause an undue 
influence on stages or flows in a small cove west of the Tibbetts Creek inlet.  A hydrologic model was prepared to 
estimate inflow rates and a hydraulic model was prepared to evaluate the movement of water in the cove. 

No information was provided regarding hydrologic model inputs or results other than the 11.6 cfs reported in the 
West TM. This review therefore defers the review of the modeling to others and is limited to evaluating the 
results from the values presented in the West TM.  The methodology described for establishing the bathymetric 
grid for the hydraulic model seem sound and we have no comments on the approach.  The hydraulic model inputs 
of 11.6 cfs and WSEL of 32 feet are reasonable, and Manning’s roughness values are within normal ranges.  We 
have no comment on those inputs and rely on the professional judgement of the modeler. 

No other hydraulic modeling inputs or results were provided for review, therefore this review defers the review of 
the modeling to others and is limited to evaluating the results from the values presented in the West TM.  The 
outcomes shown with very low rises are expected and there is nothing in the provided findings to further 
comment on. 

Conclusions 

The West TM provided the following conclusion (in italics).  Following each conclusion is our summary opinion on 
the findings. 

 
1. Overall Lake Sammamish WSELs would decrease as the project would decrease the average annual 

discharge from 0.23 cfs to 0.22 cfs under both the “Proposed” and “Detention” conditions. 
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The amount of water coming from the 47.7 acre site discharging to the lake would not be decreased unless there 
was infiltration or storage introduced, although the rate could change slightly. Neither was described, therefore it 
is unlikely that WSELs would decrease.  However, the magnitude of possible rate increases presented or 
additional water volume, if any, would not be large or significant in scale with the size of the lake. I concur that 
the probable lake level increase, if any, would be very small to unmeasurable and not impactful. 

  
2. The analysis shows that under “Proposed” Conditions, the maximum increase in Lake Sammamish WSELs 

is 0.003 feet.  This “worst case” estimate assumes high stormwater discharges from the Hyla Crossing 
Project during extreme low flows from Lake Sammamish. 

This part of the analysis does confirm the relative low influence of peak flows from this site on a system of this 
size by showing that if the weir had this flow increase applied, the stage of the lake would increase by the amount 
shown.  It does provide a meaningful demonstration of the magnitude of water level changes required to make a 
measurable difference.  I have no other comment on this finding. 

 
3. The maximum pumped discharge of water to the cove to the west of the mouth of Tibbetts would result in 

no increase (to 5 decimal places) at the dock closest to the discharge location. 
 

We did not review the modeling results, but the methodology used is appropriate to address this question and 
results presented appear to be reasonable.  We concur with this finding subject to model review by others. 

 
4. Both of these WSEL maximum increase are well within the normal “no rise” criterion of 0.00 feet (to two 

decimal places). 

This statement is true in that this is the normal standard applied for flood management and the findings 
presented show this criterion is met. 

Additional comment: 

The Depart of Ecology Stormwater Management Manual for Western Washington has identified Lake Sammamish 
as a “flow exempt receiving water”, which means Ecology has determined that the impacts of flow discharges 
from development sites applying the manual are not expected to be significant and that those discharges meet 
the requirements of the permit.  Ecology does not require additional information or demonstration of status or 
impacts to flow exempt waters.  The project does appear to meet the requirements of the Ecology manual as 
described in the approach and subsequent findings. 
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